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Introduction and Purpose of the Paper

Activities to control or manage growth have emerged in com-
munities throughout California as well as in several other fast-
growing areas of the country over the past two decades. A variety
of approaches has been utilized, including restrictive and complex
subdivision requirements, zoning regulations, and permitting proce-
dures; caps on the number of housing units or square feet of commer-
cial development authorized annually; urban limit lines, restric-
tions on annexations, greenbelts, and agricultural preserves; capital
budgeting and timing ordinances; and developer exactions and impact
fees. Advocates argue that these measures help to protect the environ-

ment, preserve desirable community attributes, and assure orderly,

fiscally responsible development. Critics retort that they are

inflationary, exclusionary, and ineffective in attaining their
stated objectives, and more often than not are motivated by existing

residents' desires for self-enrichment at the expense of newcomers,

especially the less affluent.

What are the merits of these competing claims? The guestion
is timely, in view of the new wave of interest in growth control

and growth management that is sweeping California. Yet strong dis-

agreements persist about the efficacy and equity of the growth-
limiting and growth-directing measures being proposed. Thus it is

worthwhile to review the literature .on growth control and growth



management 1 efforts, to summarize what we have learned about their
effects and to identify the questions that still remain to be an-
swered.

This paper presents a review and critique of selected analyses
of growth control, focusing on articles that report empirical evi-
dence. The paper begins with a brief discussion of the wvarieties
of growth control commonly in use and the arguments put forward for
and against them. Then, three issues that the growth control measures
raise are given special attention:

1) Who are the constituents for growth control, and what concerns

motivate them?

2) How effective are various growth control measures in attaining
their stated objectives?

3) What are the economic effects of the measures?

The paper summarizes key findings on each of these matters and
comments on extent to which the findings can be generalized. A
final section identifies areas where significant disagreement or

uncertainty persists and suggests directions for future research.

Varieties of Growth Control and Growth Management

Local governments have long used a variety of approaches to

regulate development. Since the turn of the century (and in some

1. Hereafter, the term "growth control” will be used to refer
both to measures that aim to exert strict control (limitations)
over growth and to those that seek merely to channel growth or
manage its impacts.



places even earlier), general plans, subdivision controls, =zoning
ordinances, and building codes have been the traditional methods
of guiding growth in American cities. Over time, these devices
have become more comprehensive and complex, as additional subject
matters (such as transportation and public utilities) were recog-
nized as inextricably related to land development and as additional
issues (such as design quality and landscaping) were accepted as
legitimate grounds for public action. Neveftheless, the traditional
tools have generally been viewed as weak and lacking in signi ficant
ability to shape growth, control its timing, or deal with many of

its impacts, particularly financial and environmental ones (Cigler,

1980.)

With the rapid growth of the 1950s and 1960s, a number of com-
munities began to search for additional means of regulating develop-
ment (Burrows, 1978.) Concerns over the effects of growth were
particularly at issue where local governments found that demands
for public infrastructure and services were outstripping their
budgets for such items and outpacing their ability to deliver them
even with tax increases.. Faced with to crowded schools, congested
roadways, and overburdened sewer and water systems, some communities
altered their subdivision requirements and zoning regulations to
substantially increase lot size and otherwise restrict the number
of housing units that could be developed. But many other communities
were more accommedating to development; rather than clamping down
. on the level of development permitted, they responded to concerns

about the availability, quality, and financing of public facilities



by expanding their requirements for developer provision of such items
as streets, sewers, and parks. A few jurisdictions went further,
pioneering controls that combined capital programming and finance
with the timing of development approvals and made development contin-
gent on the availability of needed facilities and services. In some
instances developers were given the choice of waiting for local
government to provide these services (often, in accordance with a
twenty year program of expenditures) or providing them themselves.

In the '70s, concerns about urban sprawl, air pollution, loss
of open space and farmlands, and enexrgy profligacy came to dominate
the public agenda. Another round of land use regulations emerged,
including restrictions on annexations and establishment of urban
limit lines, greenbelts, and agricultural preserves. Impact assess-
ments were increasingly used as the basis for more extensive, and
larger, developer exactions and impact fees. In some communities,
debates erupted over the effects of rapid population increases, and
caps were established on the number of housing units that could be
authorized annually. A few places even established overall population
maxima.

California communities had always been active in the growth
control arena, but activities accelerated in the late '70s. After
the passage of Proposition 13, California saw a particularly large
and rapid increase in the use of growth control measures, initiated
both by.city councils and county boards of supervisors and by citizens

directly. Concerns about local finances, along with taxpayer distrust



of local government's management capabilities, apparently fueled
many of these actions (Barbaria and Misczynski, 1980.)

Over time, other issues--particularly traffic congestion--
motivated an increasing number of growth control measures. Trip
generation rates were closely scrutinized, and heavy traffic gener-
ators often met with community opposition. Controls on the amount
of commercial space that could be approved, once an issue that only
occasionally arose in the context of a specific development pro-
posal, appeared as a general policy in several jurisdictions during
the middle years of the decade.

Today, a wide array of growth control measures is in wuse--an
accumulation of traditional, environmental, fiscal, and capacity-
related regulations. Modifying and extending the categorizations

used by Burrows (1978) and Dowall (1981), the measures can be grouped

as follows:

o limitations on the level of intensity of development per-
mitted (subdivision control, zoning)

o stringent design and performance standards for lots and
buildings (subdivision control, zoning)

o shifting of costs from the public to the development project
(adequate public facilities ordinances, exactions and impact
fees, administrative fees for application review and process-
ing)

o reductions in the supply of developable land and/or restric-
tions on the locations where development is permitted (=zoning,
urban limit lines, greenbelts, agricultural reserves)

o reductions of the amount of growth permitted, overall or

per unit time (population caps,square footage or housing unit
caps, annual permit caps).



These methods of growth control have a number of supporters,
who view them as promoting efficient, environmentally sensitive,
fiscally sound development and contend that the resulting complexity
of the development approval process merely reflects the realities
of the current situation. But implementation of increasingly stringent
regulations has often proven bitterly controversial, and in several
instances has produced a flurry of lawsuits. The courts, however,
have for the most part ruled that growth control is within lccal
government's police péwefs, as long as the regulation steers clear
of an uncompensated taking of private property or a violation of
due process or equal protection requirements. Legally, then, growth
control has found general acceptance.

But other reviewers of growth controls have been less accept-
ing. They point out that many of the controls have the effect of
increasing housing prices, reducing incomes, and diverting develop-
ment to other localities (Ellickson, 1977; Gleeson, 1979; Frieden,
1979; Frieden, 1980; Dowall, 1984.) These effects, they insist,
seriously harm low and moderate income people, benefitting those
who happen to already be located in the growth-controlled community
but ultimately contributing little to environmental quality, since
growth is merely diverted to other locations. Some have argued that
restrictive land use controls and growth limitations amount to
"hustles" (Frieden, 1979)--examples of a phenomenon in which an
elite uses its political power and a "good line"--here, envirxronmental
protection--to exclude outsiders and benefit itself. Some have

suggested, in fact, that this is an intended result--that the real



reason for growth controls is to increase the property values of
existing owners (Ellickson, 1977.)

How valid are these various assertions? Who are the supporters
of growth control, and what motivates their behavior? How ef fective
are the various growth control measures at achieving their overt
objectives—--intelligent use of land, environmental protection,
efficiency of services, frugality with public funds? Under what
conditions are negative effects of growth control mest likely to
be felt, and what is the magnitude of these effects? These questions

are addressed in the sections that follow.

Characteristics of Support for Growth Control

In the last fifteen years social scientists have shown a great
deal of interest in public attitudes about environmental issues,
including growth. Much of the early analysis was focused on deter-
mining what kinds of people are most concerned about the environ-
ment. Using sample survey data, researchers attempted to relate
environmental concern and activism to such social and demographic
variables as age, social class (as indicated by education, income,
and occupational prestige), residence (urban/rural), political
views, and sex. Several studies probed further into the hypothesis
that environmentalism and growth control policies are pursued by

elites to restrict access to their communities and increase their

property values (Ellickson, 1977; Frieden, 1979). An alternative



formulation of this hypothesis 1is that environmental and growth
control agendas can succeed only in homogeneous, high-status com-
munities capable of resisting powerful pro-growth forces and deflect-
ing unwanted growth to lower-status localities (e.g., Molotch,
1976; Logan, 1978). These studies include aggregate analyses of
growth control communities, survey research on citizen attitudes,
concerns, and socio—economic attributes, and case investigations of
particular growth control policies and initiatives. Key findings of
selected representative studies are summarized here.

Van Liere and Dunlap (1980) present a review of early (through
1980) empirical studies assessing the degree to which social and
economic factors explain differences in environmental concern. In
general, the studies they analyzed found that environmental concern
was positively related to youth, higher social class, urban residence,
and liberal ideology, but that many of the relationships were weak
or inconclusive.

According to Van Liere and Dunlap, most studies found that
young people tended to be more concerned about the environment
than their elders, but some attributed this to young people's lesser
ties to the economic system, while others concluded that it was a
cohort phenomenon resulting from the emergence of the environmental
movement in the early '70s and likely to continue as the cohort
group aged. The social class hypothesis was supported insofar as
education was considered, but associations between environmental
concern and income generally failed to support the hypothesized

positive relationship. Some studies found a moderately positive



income effect, others found a negligible association, some found a
negative association, and a longitudinal study found that the rela-
tionship appears to be changing over time. Occupational prestige
was generally found to be pdsitively associated with envirt:nmental
concern, but the relationship was slight and mixed evidence was
reported.

Urban residence was found in most studies to be positively
associated with environmental concern, but numerous exceptions
were reported, and the relationship appeared to differ loth in
magnitude and direction with the specific issue at hand. In addi-
tion, awareness of environmental issues was found to be more strongly
related to urban residence than was support for environmental reform.
Some support for a relationship between liberal views and envi ronmen-
tal concern was found, but here too the relationships were quite
weak. Data on sex-linked concern for the environment were limited
and the relationships reported were small.

Overall, Van Liere and Dunlap concluded that social hypotheses
provided only limited explanatory power for environmental concern,
and suggested that studies focusing on the specific issues and
policies in question, as well as the characteristics of the actors,
were needed.

Dowall (1981) applied cluster analysis to examine the factors
associated with the use of growth controls in 228 communities,
drawing upon the findings of two surveys of local governments con-
ducted in 1974 and 1976 augmented by 1960 and 1970 Census data on

local government revenues and expenditures, farm activity, housing



characteristics, and population characteristics. As a group, the
growth control communities were found to be faster growing, weal-
thier, and whiter than national norms; however, eleven distinct
community types wefe identified (along with 18 "uhique" communities.)
Rural towns, moderate income cities, ethnic cities, and even com-
munities with below-average growth were well represented, while
moderately wealthy and very wealthy communities were only 15 percent
of the sample. Some of the wealthy communities appeared to be using
growth control to maintain social and economic status, but in most
other communities rapid environmental changes (including farmland
conversion to urban uses and traffic congestion) and fiscal concerns
were associated with growth control. Fiscal issues were especially
apparent in the California cities and counties.

Baldassare and Protash (1982) examined relationships among
communities' anti-growth philosophy, use of growth controls, and
socio-economic characteristics. Using a survey of Northern Califor-
nia planning agencies conducted in 1978, they found that neither
homogeneity nor income status was significantly related +to anti-
growth philosophy or actions. The percentage of white collar workers
was found to be significant, as was the degree of local concern
over development and support for government regulation. The latter
factor was related to the percent white collar but only 10 percent
of the variation was explained by it. In a related article based on
the same data, Protash and Baldassare (1983) present a path analysis
in which they test the hypotheses that, first, high percentages of

home owners and white collar workers are indirect predictors of

10



growth controls, reflecting their associations with mobil ization
against growth, and second, irrespective of these social <charac-
teristics or mobilization levels, past rates of growth are xrelated
to growth controls. Although the anaiysis offered some support for
both hypotheses, overall explanatory power was quite low and the
portion of the variance explained by social characteristics was
small. Explicitly economic indicators--percent upper-income and
degree of hcmogeneity--were not found to be statistically signi ficant.

Two studies by Baldassare (1984, 1985) used 1982 survey data
to explore attitudes toward growth in Orange County, Cali fornia.
Some 62 percent of the respondents wanted growth limited, but only
40 percent thought existing regulations were not strict enough. The
most often mentioned issues were traffic and overcrowding, envi ronmen-
tal deterioration, maintenance of property values, and taxes and
spending. Among'those who favored stricter growth controls, the
common feature was a negative rating of community quality indi cators.
Demographic characteristics such as education, income, and home
ownership levels were not good indicators of attitudes toward growth
but did help distinguish those who expressed concern about the
environment (more educated, not fiscally conservative) from those
who expressed economic concerns (less educated, fiscally conserva-
tive.) A more recent survey of Orange County (Baldassare, 1987)
found that concerns about community quality had widened, with traffic
and growth most commonly listed as the worst problems.

Albrecht et al. (1986) surveyed residents in eight Iowa metrocpol-

itan areas to explore the growth orientations of different class
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groups. Their survey tested both general views about growth and
views on the desirability of specific growth control actions for
the respondents' own communities. In addition, it examined the
possibility that occupatidnal category differences, rather than
education and income per se, were the relevant factors in growth
orientations. As expected, neither education nor income was sig-
nificantly related to views on growth. Consistent with arguments
that environmental supporters are drawn from the non—-corporate
sectors of the upper and middle classes, professionals were nearly
twice as supportive of a general growth control ethic as were business
persons. Surprisingly, however, support for growth limitation was
highest among blue collar workers and laborers. Less overall support
was given for specific growth controls than for the general concepts,
but the pattern of strong blue collar and laborer support and largé
differences between professional and business white collar workers
persisted.

Johnston (1981) conducted four case analyses of growth control
communities, two involving growth rate controls and two concerned
with phasing and location. He found that tax minimization and
quality of services were the chief motivations for controls, followed
by concerns about agricultural protection, traffic, and wviews. No
evidence of intent to exclude lower-income groups or protect property
values was detected.

In a study of Riverside, California's Measure R (limiting
residential development), Gottdeiner and Neiman (1981) surveyed a

sample of registered voters after the election. They used discriminant
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analysis to categorize Measure R opponents and supporters with
respect to a large number of indicators, including measuxres of
social and ecoanic status, economic security, attitudes toward
local government, interest in environmental protection and other
public policy concerns, community commitment, and political views
and activism. They found that Measure R support was related to
support for protection of the local environment, a belief in govern-
ment activism in the provision of services, concern about government's
handling of land use issues, and better information about the measure
itself. Support was not related to income, financial or employment
security, or educational attainment. Furthermore, neither supporters
nor opponents saw the issue in terms of its effects on housing
supply.

A similar study (Neiman and Loveridge, 1981) focused on River-
side's earlier Measure B (which would have rezoned land for agricul-
tural uses only and restricted permit issuance until public service
standards could be met). No relationship was found between social
class and level of support for the environment generally; however,
with regard to the specific measure (which had been forcefully
opposed by development interests as anti-working class and anti-
minority) there was markedly less support among lower-income and
lower-education voters. Thus, the authors argued, both the specific
issues at hand and the nature of the campaign appear to be cxritical

to outcomes.

Deakin (1987) examined the use of development exactions and

impact fees through a combination of telephone surveys and case
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studies. She found that both pro-growth and growth-management locali-
ties used exactions and impact fees, but the pro-growth localities
were more likely to have stande}rdized, fast-turnaround approaches
to their application. The most common reasons for exactions and
fees were to permit growth to continue without burdening existing

taxpayers, and to fend off growth opponents.

Taken together, these studies suggest that support for growth
control is a complex phenomenon strongly related to perceived environ-
mental gquality problems and, to a lesser extent, to concerns about
taxes and government spending. Little confirmation has been found for
the argument that growth control s_upport is limited to members of
the uéper and middle classes, or that it is motivated primarily by
desires for exclusivity. The research indicates the need to differen-
tiate general attitudes toward growth from public sentiments about
specific growth control proposals, and to pay attention to the
context in which those proposals arise.

Several cautions are in order. First, many of the studies on
growth control attitudes and motivations suffer from problems in
study design, sample size, data quality, and/or statistical sig-
nificance. Few studies differentiate the various kinds of growth
control measures being used or contemplated, despite evidence that
such specifics are important to outcomes. Most examine a limited
number of indicators of change in the environment (e.g., changes in
the numbers of housing units or acres of farmland) although a much

wider range of community and environmental indicators has been
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identified as influential. Several of the reported studies are
based on a limited number of cases, on non-random samples, and/or
old data, raising gquestions about their interpretation and general-
izability. Problems of multicollinearity restrict the intexrpreta-
tion of some findings. While statistically significant correlations
have been identified, overall explanatory power remains low. Questions
about the stability of attitudes and motivations over time have
been given practically no attention. These concerns suggest that
the findings presented here should be looked upon as tentative and
partial.

Second, even if it is correct to state that growth control
activities are motivated by real growth pressures and real environ-
mental problems, one cannot dismiss the possibility that the 1linkage
between growth control and those problems' management may be weak.
Nor does the absence of intent to discriminate against newcomers
mean that the overall effect of discrimination 1is absent. These

issues are discussed in the following sections.

Effectiveness in Achieving Intended Results

Growth control measures' stated objectives are, variocusly, to
reduce public sector costs of providing infrastructure and serxrvices,
promote compact growth, manage traffic levels, preserve farmlands,
and in other ways improve overall quality of life for community

residents. To what extent do these desired results actually occur?
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At one level, the answer is obvious. Numerous examples of protection
of sensitive lands, preservation of open space, private financing
of public infrastructure, encouragement of infill development, and
successful commute alternatives programs can be found. Yet broader
guestions of effectiveness--whether the programs are working as
intended, are scoped approptriately, and have reasonable benefit-
cost ratios--remain largely unaddressed. Relatively few systematic
evaluations at this level of analysis have been carried out.

This lack of analysis, in turn, reflects the extreme challenges
which a broad evaluation of growth control measures would present.
Assessments would need to control for changes in largely exogenous
factors (such as the rate of growth in the national and regional
economies, demographic trends, and so on); reflect local market
conditions (supply and demand); account not only for primary effects
but also for secondary impacts and cumulative effects of the measures,
both intended and unintended; recognize the possibility of differen-
tial short- and long-run effects. The time and money costs of carrying
out a carefully structured study of this sort are large, and the
complexity is daunting.

Nevertheless, there are several studies which provide instruc-
tive if partial insights on the impacts of growth control measures.
In this section, studies focusing on the achievement (or lack thereof)
of intended benefits are reviewed; the important issue of secondary,
unintended impacts is discussed in greater detail in a later section.

A number of the published reports on the effectiveness of

growth control policies and programs are based on the ad hoc assess-
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ments of public officials, community activists, developers, and
other key participants (see, e.g., pieces by Clancy, Cooper, Leach,
Salmons, Stepner, and others in ULI's 1986 report.) While many of
these reports reflect expert judgement and are kased on knowledge
of community conditions, local budgets, citizen reactions, and so
on, few hard data "are presented. Furthermore, little attention 1is
paid to potentially confounding influences such as economic downturns
or upturns, locally significant events such as plant closures or
major new business start-ups, and so on. Thus the reports provide
interesting perspective on growth controls, but are fundamentally

limited as evaluations.

Academic studies of growth control's effectiveness include
assessments of resident satisfaction with the programs and evalua-
tions of specific measures' performance on specific criteria, often
through case studies. In general, these studies suggest that the
effectiveness of slow growth policies and programs is highly context-
specific and dependent on initial expectations, which often vary
. across interests.

One group of studies focuses on residents' satisfaction in
growth control communities. The findings appear to be guite am-
biguous. For example, using national survey data together with
local growth statistics, Baldassare (1981) found resident satisfac-
tion to be higher in communities that were growing moderate 1y than
in either fast-growth or slow-growth jurisdictions. Moreover, a
survey of Northern California residents suggested that those living

in growth control communities were less satisfied than residents of
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communities with few such controls (Baldassare and Protash, 1982).
Yet it is unclear whether these negative reactions are due to percep-
tions of growth control itself, or to the continuing presence of
conditions which led to municipal growth control actions. In addition,
different interest groups within growth control communities may
respond dquite differently to growth control. Dubbink, in case studies
of the "medium-rural"” towns of Bolinas and San Juan Capistrano,
California, found that relatively new residents reported high levels
of satisfaction with their growth management programs, while longer-
term residents did not. Indeed, views of what growth management was
accomplishing differed substantially; newcomers saw it as saving
their community, while longer-term residents felt the towns had
already been lost for all time (Dubbink, 1984.)

A second group of studies examines the effectiveness of specific
growth control measures in achieving objectives such as congestion
management- or compact growth. The analyses typically use 1locally
collected data from before and after the implementation of the
policies/programs under investigation, along with regional data on
exogenous trends and experiences in control cases, to assess the
degree to which intended results have been accomplished. The litera-
ture is large and dispersed, and its findings will be illustrated
by reference to case analyses of traffic mitigation regquirements
and/or parking restrictions imposed on new developments illustrate
the issues that arise.

Evaluations have been conducted of traffic management programs

in Seattle, Washington; Berkeley, San Francisco, Pleasanton, and
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Walnut Creek, California; and Montgomery County, Maryland, among many
other places (McCutcheon and Hamm, 1983; Deakin, 1986, 1987, 1987a;
Swords, 1988; Dunphy, forthcoming.) Findings on effectiveness vary
with the transportation measures used and the context, but it is
clear that many programs made overly optimistic estimates of likely

effectiveness. One reason for the overestimates is that planners

fail to recognize the full range of alternative responses available
to those whose behavior is being regulated. Deakin's studies, for
example, indicate that commuters can and do find numerous ways of
getting around programs intended to limit their auto use--for example,
by parking in uncontrolled spaces on residential streets to avoid
parking charges or supply constraints at their places of employment.

In addition, planners often take too narrov} a view of the
problem, focusing on the traffic increment added by growth but
ignoring the increases attributable to existing residents and employ-
ees. Downs (1988), among others, contends that growth controls are
unlikely to affect traffic levels much, and then only in the short
run, because trip-making per capita is increasing. This point 1is
illustrated by Swords' analysis of a Walnut Creek initiative which
tied future development approvals to intersection level of service
standards; a significant and growing percentage of the city's +traffic
was non-local and therefore unrelated to the city's growth stance

(Swords, 1988.)

Studies of other growth control strategies have found similar
problems of too-narrow problem specification, overly optimistic

expectations of compliance, and lack of attention to the po tential
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for unintended responses and results. An analysis of Vermont's Act
250 found, for example, that a considerable amount of activity was
designed to bypass the law's provisions, which focused on mitigating
adverse community and environmental impacts of large scale develop-
ment; small projects proliferated (Daniels and Lapping, 1984.)
Because the effectiveness of growth control measures 1is so
context-specific and the direct evidence is so sparse, it is risky
to draw sweeping conclusions. Yet two points deserve repeating. One
is that predictions of growth control's benefits often exceed perfor-
mance, because the full range of possible responses is not considered
in advance. The other is that one person's benefits may be another's
loss. These points provide a framework for the next section, 1in

which costs of growth control are considered.

Costs of Growth Control

Concerns about potential discriminatory effects on low and
moderate income hquseholds, young adults, and minority populations
have stimulated a large and sometimes hotly debated literature on
the costs of growth control policies. Most studies focus on the
effects of growth control on housing, particularly for "starter”
homes, but a few have also examined the effects on commercial proper-
ties, jobs growth and income.

One group of studies starts from concern over skyrocketing

land and housing prices--a phenomenon which is widely recognized as
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a problem, although there is some dissent (see, e.g., the paper by
Weicher, the response by Freiden and Solomon, and Weicher's reply,
1977) . The question is, to what extent do land regulations contribute
to this price inflation? In markets where demand for land and housing
is strong, sellers can pass a substantial portion of theixr added
costs forward to consumers--ultimately, home owners and renters.
Thus, if land regulation costs are high, housing prices and rents
can be expected to reflect those costs, and thus to price some
households out of the market--especially if regulation is widespread,
so there 1is little ability for demand to spill over into nearby
locales.

Land regulations can add to land and development costs both
directly and indirectly. Dowall (1984) points out that city policies
can affect the price of developable land by reducing the physical
supply (through purchase, prohibition on annexation, denial of
services, etc.) and/or by restricting its development potential
(through zoning and plan restrictions). In addition, cities can add
to the costs of development by loading on requirements for on- or
off-site subdivision improvements or impact fees, lengthening the
time needed to obtain needed approvals and permits (hence upping
interest costs, taxes, inflation costs, and overhead), and charging
steep fees for permit processing and issuance. In the Bay Area,
Dowall estimated that these items added some 20-35 percent to the
price of new housing. He notes, however, that the magnitude of the

effect will depend not only on the direct costs, but on the nature

21



of the land and housing markets, land ownership patterns, and demand
elasticities.

Dowall's work also recognized a number of indirect consegquences
of land regulation on housing costs. When growth controls restrict
the ability of developers to respond to demand, prices will rise;
in the longer term demand will either spill over into other com-
munities or will be cut off by high prices. Similar effects can
occur when complex and time-consuming regulatory processes restrict
the products that can be offered, limit entry of new firms, or make
it easier for certain land holders to exert monopoly power in a
particular market. Finally, market reorientation (usually to a
higher cost product) may result from requirements emphasizing amen-
ities or restricting‘densities. Again, the magnitude of such effects
would depend on the magnitude and elasticity of demand as well as
the availability of close substitutes.

Several researchers have conducted analyses exploring these
issues. Black and Hoben (1985), for example, investigated the effects
of several supply and demand factors on price inflation for raw
land and improved lots. They concluded that public regulatory, in-
frastructure, and tax policies were significantly related to land
and lot price increases, as were population, job, and income growth.
The explanatory power of regulatory restrictions was stronger for
lots than for raw land, however, probably reflecting greater long-
run orientation among owners of the latter.

Elliott (1981) investigated the effects of two different types

of growth control--quality requirements and growth rate limits--as
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well as two different scales of growth control--local-only controls
and extensively regulated markets. Using California data and regres-
sion techniques, he found that house prices in communities with only
local growth controls cannot be distinguished from no-control com-
munities; however, prices were significantly higher in growth control
communities located in extensively regulated housing markets. In
addition, controls on growth rates produce significantly moxre cost
inflation than quality-only controls, especially in extensively
regulated markets.

Schwartz et al. (1984) examined the characteristics of the
houses actually built in Petaluma, California, between 1970 and
1976 (before and after the city's elaborate growth control program
was instituted), as well as those built in a neighboring growth-
supportive comparison city, Santa Rosa. Using a hedonic price ap-
proach, they found that small, low-priced houses nearly disappeared
from Petaluma after it imposed growth control, while such houses
continued to be produced in Santa Rosa during the same period. The

authors attribute this to Petaluma's use of point system awaxrds for
amenities and beautification.

Nelson (1986) estimated the effects of Salem, Oregon'’ s urban
containment program. Consistent with theory, he found that it pushed
up urban land prices near the greenbelt boundary while depressing
nearby rural land prices.

Landis (1986) carried out case studies of the land markets in
Sacramento, San Jose, and Fresno and classified them as competitive,

contestable, and non-competitive, respectively, reflecting the
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patterns of land holdings and consumer demand in the three areas as
well as differences in the ways the local governments handled growth
management. Sacramento's flexible, pro-housing policies made it
possible for local officials to adjust the urban boundary to accom-
modate housing development. San Jose, where heavy demand was coupled
with a strict urban services boundary, experienced an wup-market
shift in the products produced and a loss of builders who had served
the lower end of the market. Fresno, because of extensive land
warehousing in the peripheral areas, created a noncompetitiwve situa-
tion when it established its growth limit line.

Several other researchers have examined the magnitude of price
effects in particular markets, with widely varying results. Schwartz
et al. (1986) review a nﬁmber of such studies from a research design
standpoint and conclude that many of the differences stem from
methods that introduce biases rather than underlying differences in
fact. They point out the need to adequately control for market and
supply differences, including many of those mentioned above, in
order to produce an accurate estimate of growth control's price
effects.

In addition to methodological concerns, the starting as sumptions
used in analyses can be critical to the results. Two recent studies
estimating the effects of growth control proposals in Southern
California illustrate some of the issues that can arise. A study of
the recently defeated citizen's initiative to limit growth in Orange
County estimated that, in the worst case, it would produce a 35

percent increase in housing costs, a 10 percent decline in personal
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real incomes, and a seven percent decline in employment by 1995
(Adibi, 1988). That study, however, relied on an estimate that the
initiative would produce a 15 percent reduction in overall develop-

ment. In contrast, a study of growth cap alternatives carried out

for San Diego assumed that impacts would be highly dependent on
growth rates, that growth rates would be more strongly affected by
national and regional employment growth than by housing price or
availability, and that effects would depend on the redistribution
of development in the city and region. With these assumptions, it
was estimated that a tight cap and strong growth together could
result in a (worst case) 2.5 percent increase in housing price, a
1.2 percent increase in rents, a 2.1 percent reduction in real
incomes, and less than a one percent decline in employment by the
same 1995 date (Landis, Kroll, et al., 1988).

Overall, there is general agreement in the literature that
growth controls, and in particular growth caps and urban 1limit
lines, can increase housing prices and otherwise have adverse effects
on city and regional economies. There 1s less agreement on the
magnitude of such increases; contextual differences, methods used,
and assumptions made all can strongly color the effects. Some evidence
indicates that past studies may have exaggerated growth control's
housing and economic impacts. At very least, this suggests the need

for careful review and critique of the methods and assumptions used

in producing estimates of such effects.
A final issue is whether adverse effects of the sort &iscussed

here can be mitigated. Miller (1986), looking at Boulder's housing
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policy, suggests that they can; opportunities for garden apartments
and condos are still available even though low cost detached units
are not being produced. Coyle (1982-83) in his review of Palo Alto
is highly skeptical, however; his analysis indicates that even with
a below-market-rate program, that city is unable to deliver housing
opportunities to low and moderate income families, because 1its
overall policies and procedures are so complex, costly, and slow
that they create a practically insurmountable barrier. Dowall (1981)
suggests a different approach in which a land monitoring system
would be used to assure that demand for and supply of land are kept

in reasonable balance, rather than constricted by controls.

Directions for Future Research

Overall, the empirical evidence on growth controls suggests

that:

o Growth control activity is stimulated by citizen perxceptions
of severe fiscal and environmental concerns, not just by elitist
desires for self-enrichment and exclusivity;

o Growth control measures have less straightforward effects on
community satisfaction than their supporters appear to hope
for; moreover, their success in addressing substantive problems
such as congestion is often limited or mixed;

o Growth control measures have adverse economic effects, par-
ticularly on housing prices, but the effects are probably

smaller than many have thought and in some circumstances may
be negligible or mitigable.

These findings point to several areas for future research and

action:
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o First, renewed efforts should be directed to alleviating the
fiscal and environmental problems that growing communities are
facing. Reducing these pressures may well reduce agitation
for growth control; treating them as figments of citizens'
imaginations or things that citizens simply must learn to bear
will only further reduce public confidence in government.

0 Second, more work needs to be done on evaluating the effective-
ness of various growth control measures, so that planners and

decision-makers can select policies that will do as 1little
harm and as much good as possible.

© Third, explicit strategies to avoid or offset adverse housing
impacts should be a necessary component of any growth control
strategy. Without such action, the worst fears about growth
control's exclusion and bias may come true, intended or not.

Most importantly, it is time to move forward to a more robust

concept of growth and planning. In the words of Paul Niebanck (1984):

"...The growth management movement has demonstrated anew that
planning can become the servant of the status quo and of tenden-
cies in the society toward elitism, regressivity, environmental
irresponsibility, and social isolation. But, at a deeper level,
it has opened a pathway toward cultural and environmental matur-
ity....Maturity is represented not merely by the right to
control one's destiny, but more basically in the demonstrated
capacity to define one's community broadly, to regard the
future with respect, and to yield to deep rationality. The
pathway is one in which every local community has the oppoxtunity
to become an active and influential part.”
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DEVELOPMENT

IN LAND-USE PLANNING,
A SECOND REVOLUTION SHIFT'S
CONTROL TO THE STATES

As growth problems transcend local boundaries,
states move into a public-policy area
traditionally cherished by local governments.

By William Fulton

stood up at a luncheon in Atlanta and took a step that

would have been almost unimaginable for any of his
predecessors. In a state where two-thirds of the counties
don’t even have zoning, Harris endorsed a “growth
strategies” program calling for all local governments in the
state to draw up comprehensive land-use plans, which
would be reviewed by a series of state-created regional
planning agencies.

Although much of his endorsement was couched in the
buzz phrases of economic development, it was clear that
Harris, a Democrat, had decided that land-use planning
had become good politics even in Georgia—especially in
the fast-growing Atlanta suburbs, where traffic and infra-
structure problems are big issues. Harris had appointed a
blue-ribbon task force on growth. He had declared that
he himself must become “the state’s chief planner.” And
he said that traditional opposition to governmental control
of land had become, in essence, outdated.

“Old attitudes and ideas...are not easily changed or
relinquished,” he said. “That is why we must begin to
develop a constituency for growth. We need to generate
excitement for this cause. We must make it clear that
“growth strategies’ is not some throwaway initiative.”

It remains to be seen whether Harris can sell the Georgia
legislature on his growth program, which includes elements
dealing with human resources, education and the environ-
ment as well as land-use planning. But the fact that the
governor of a state like Georgia even made such a proposal
is remarkable, and indicative of the resurgent role of states
in an area of public policy traditionally cherished by local
governments.

Rapid economic growth up and down the Atlantic Coast
during the Reagan vyears has led to increased public
sentiment for a strong state role in growth management.
[n the past year, Maine, Vermont, Rhode Island and

In November, Governor Joe Frank Harris of Georgia

William Fulton is the editor of California Planning &
Development Report.
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Delaware all have passed statewide land-use planning laws.
Massachusetts” legislature is grappling with the specifics of
a voter-mandated regional planning program for Cape
Cod. Florida and New Jersey are deeply involved in
implementing major statewide laws passed in 1985 and
1986, and Maryland is doing the same for a Chesapeake
Bay protection law passed in 1984.

Only once before in American history has there been a
widespread movement on the state level to take the
initiative in land-use planning. In the early 1970s, New
York. California, Oregon, Florida and Vermont imposed
many land-use controls to protect rural or scenic areas from
development. After the 1973-75 recession, however, the
movement layv dormant—until now. “T think it’s fair to say
we've seen quite an amazing resurgence in the last vear,”
says Michael Mantell. who runs the Conservation Founda-
tion’s Successful Communities program, which tracks
growth management nationwide.

And there is every indication that the new wave is being
driven by a much broader constituency. This time around,
environmentalists are being joined by restless suburbanites,
fiscal conservatives and good-government tvpes. Says
Henry Richmond, a public-interest lawyer in Oregon who
has worked on land-use issues nationwide: “What's fueling
state land-use reform in places like Rhode Island, New
Jersev, Vermont and Maine in recent years is concern for
broader issues—housing, infrastructure, urban redevelop-
ment, economic development—and a recognition that
land-use controls at the local level are one of the big keys
to addressing those problems.”

The result in many states is a substantial realignment of
power. Land-use law is perhaps the only area of govern-
mental concern where regulatory power is currently
moving upward. With growth patterns and, especially,
traffic congestion crossing local boundaries, states are
stepping in and seizing some of the power. In some
instances, the solution is a power-sharing arrangement,
with local governments helping to create state planning
goals. But the states are clearly taking more control. “In
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and Development Com-
mission, and ordered it
to oversee a statewide
land-use planning proc-
ess. Under the law, the
LCDC was required to
establish state land plan-
ning goals and, early
on, it decided to em-
phasize preservation of
farm and forest land, as
well as the creation of
“urban growth bounda-
ries” in each of the
state’s metropolitan ar-
eas. All localities were
then required to draw
up land-use planning
and zoning regulations
that complied with the
state goals, and LCDC
had to review the plans
and “acknowledge,” or
certify, that they com-
plied with the state
goals.

The process of certify-
ing local plans was not completed until 1986 and, as a
result, the state planning law came under intense criticism
throughout the "70s and especially in the early '80s, when
it was sometimes used as a scapegoat for Oregon’s deep
recession. Initiatives to repeal the measure appeared on the
ballot in 1976, 1978 and 1982.

Each time, the land planning advocates fended off the
challenge, and one of the biggest reasons for their success.
most experts in Oregon agree, was the leadership of
Thomas L. McCall, governor of Oregon from 1967 to
1975. McCall, a Republican, had been among the leaders
of the movement to pass the state land-use law, and in later
years he never hesitated to use his political clout to protect
it. He helped establish the watchdog group 1000 Friends
of Oregon. And many credit McCall with single-handedlv
defeating the 1982 repeal attempt. Out of office and
terminally ill, he nevertheless stumped the state tirelessly
throughout the campaign. He died soon after.

MecCall’s influence also laid the foundation for a strong
set of goals and the state commission’s powerful adminis-
trative structure. Oregon’s goals, which deal with every-
thing from provision of housing to protection of dunes,
have the force of law—meaning that the state commission
can step in and take action against local governments
whose land-use policies violate the goals. And the commis-
sion has not hesitated to impose building moratoria or state
review of local permits when necessary.

Strong commission leadership lasted beyond McCall’s
tenure as governor. Typical is Stafford Hansell, a former
state legislator who is the proprietor of one of the country’s
largest individually owned hog farms. Hansell was ap-
pointed LCDC chairman by Republican Governor Victor
G. Atiyeh in the critical period after the 1982 referendum.

David Falconer/Gamma Liaison photograph

Stafford Hansell, who heads Oregon’s land-use planning commission, asks planning opponents,
‘How would you like it if I moved my hog operation in next door to you?’

At 75, he remains a strong advocate of state land planning.
“If anybody’s opposed to land-use planning, I just tell em,
‘How would you like it if 1 moved my hog operation in
next door to you? ” Hansell says. “That turns them into
land-use planners pretty quickly.”

While the state commission has won wide respect over
the past 15 years, it still sometimes finds itself at odds with
local governments. Currently, for example, the commission
is battling with rural counties that would like to loosen
development restrictions over rural lands that may not be
economically viable for timber or agricultural use. The
state wants to couple that action with further restrictions
on “prime” farm and forest land.

I ike Oregon, Vermont tried a comprehensive state

planning approach as part of the Quiet Revolution.

In 1970, the Vermont legislature passed Act 250,
which was designed to stop the suburban sprawl that was
encroaching, for the first time, on the state’s scenic
landscape. But Vermont’s experience turned out to be
vastly different from Oregon’s.

Act 250 had two pieces——a permitting process, designed
to minimize the environmental damage of large projects,
and a planning process, which called for the division of the
state into land-use categories (urban, rural, conservation)
that local governments had to follow. The permitting
system, which created a state environmental board and
nine regional environmental boards to review projects, was
put into place quickly. But the planning component of the
law had more trouble.

With their 200-year history of town rule, Vermonters
were suspicious of a land-use map drawn up in Montpelier.
When the map was first presented to the legislature for
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approval in 1974, rural
interests had rallied to
oppose it because its
categories made some
farmland more valuable
and the rest less valu-
able. “The place just
went wild,” recalls
Democratic Governor
Madeleine M. Kunin,
then a freshman legisla-
tor. “It was very clear
that this would not
work.” After the map
was defeated three
years in a row, the state
environmental board
stopped trying to get it
passed.

When a new growth
boom hit Vermont in the ’80s, developers often found
themselves in a fix: No plans existed to tell them where
they would be welcome, but the permitting process often
provided a forum for opponents to kill or delay a project.
As a result, they were often dragged into a lengthy and
expensive regulatory process with no assurance that they
would be permitted to build. It was an important lesson
about permitting programs, says Douglas Costle, the
former head of the U.S. Environmental Protection Agency
who is now dean of the Vermont Law School. “At best,
they may stop the worst developments, or at least drag
them out until they die or collapse of their own weight,”
Costle says. “But theyre not a substitute for prospective
planning, for making choices ahead of time in a more
generalized fashion.”

In 1987, when Kunin appointed a blue-ribbon commis-
sion on growth chaired by Costle, the commission recom-
mended building a state plan “from the ground up.” Local
governments would not be required to draw up local plans,
but they would be given powerful incentives to do so:
planning grants, special treatment in the cumbersome
regulatory process and the power to impose impact fees.
Once they decided to jump into the planning fray,
however, the localities would have to achieve 32 goals set
by the state. The land-use planning measure barely passed
late in the legislative session.

Kunin says its success is significant, not only because it
corrects the problems of a permitting-only system, but
because it reflects an increasing understanding that growth
problems transcend town boundaries, an understanding
fostered in part by 15 years experience with regional
permit reviews under Act 250. “The towns have had very
strong control traditionally,” she says. “But with the growth
that we’ve seen, we have to think in regional terms.”

In Florida, Brevard County and six of its 14 cities had
the dubious distinction last vear of being the first local
governments in the state to have their land-use plans
rejected by Tallahassee. In almost every instance. the
problem was money. The local planning documents called
upon the state to provide more money for infrastructure,
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“You can’t handle the problems of growth within the existing governance
system,’” says John DeGrove of Florida Atlantic University.

especially for state high-
ways. But the state’s
planners, enforcing a
new growth law requir-
ing localities to show
how their infrastructure
needs would be funded
and requiring that it be
done mostly from their
own resources, refused
to accept the plans.

“We have a general
consensus that we do in
fact need to manage
growth in the state,”
says Mayor Bob Lawton
of Cocoa Beach, one of
the six Brevard cities
whose plans were re-
jected. “But I think a
lot of us are very nervous about how that concept is
implemented.”

The state’s 1985 growth management law dramatically
altered the state-local relationship on growth issues, par-
ticularly the infrastructure funding requirements, giving
the state powerful new levers to force local governments
to adopt a “pay as you grow” approach. “What we've seen
is a reluctance of some local governments to make those
tough decisions,” says Paul Bradshaw, the state official in
charge of reviewing local plans.

he hard choices facing Florida’s local governments

today exemplify the state-local tensions over land-

use issues now found in so many places. Concerned
with raising tax revenue, local politicians can’t be expected
to carry out state or regional growth management goals.
But because so much land-use power still resides at the
local level, a successful state program must strong-arm the
locals into making decisions they'd rather not face.

Florida learned this lesson the hard way. A 1975 law
required comprehensive planning on the local level but
provided few incentives and no state review. The results
were predictable: Some localities did the planning and
some didn’t. Meanwhile, traffic congestion increased, little
by way of new public facilities was provided, and a 350
billion backlog of infrastructure needs piled up.

“The legislature was dissatisfied with what the bottoms-
up system had done,” says Nancy Stroud, a land-use
lawver in Boca Raton who consults for many
local governments. So in 1985, under the leadership of the
governor at the time, Democrat Bob Graham, the state
created a top-down system. Strong goals were established—
including, most important, a “concurrency’ requirement
calling for infrastructure to be put into place at the same
time that new development occurs. Regional planning
agencies were beefed up, and the state Department of
Community Affairs was given authorization to review local
plans and reject them if necessary. The legislature has also
appropriated some $30 million to fund local government
planning efforts.

Aeev Harper photograph
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“That’s where all the fun is in local government,” says
Dean Misczynski, principal consultant to the California
Senate Office of Research and an expert on infrastructure
and land-use regulation. “It’s also where the money for
campaign contributions comes from.”

Although Hawaii passed the first statewide land-use
control law in 1961, it was the rise of environmental values
toward the end of the '60s that led to the first wave of state
laws, a phenomenon dubbed the Quiet Revolution by
land-use lawyers Fred Bosselman and David Callies in
1971. Land speculation, second-home construction and
rapid development of what had been agricultural and
scenic areas led to action in many states, most of them in
the Northeast and on the West Coast. Vermont and Florida
required state environmental permits for large projects,
while elsewhere, state agencies such as New York'’s

Henry Richmond is a public-interest lawyer in Oregon who has worked on land-use policies
nationwide: ‘What's fueling state land-use reform . . . is concern for broader issues.’

Adirondack Park Agency, California’s Coastal Commission
and New Jersey’s Hackensack Meadowlands Development
Commission assumed land-use control on a regional basis.
Some states also passed laws restricting the ability of local
governments to block the siting of power plants, landfills
and other examples of what became known as LULUs, or
locally unwanted land uses. Virtually alone among main-
land states, Oregon passed and implemented a comprehen-
sive statewide land-use law.

According to Frank J. Popper, an urban planning
professor at Rutgers University and author of The Politics
of Land-Use Reform, the Quiet Revolution helped to
make centralized regulation of land more acceptable to
many citizens. But it didn’t spread beyond the half-dozen
or so Eastern and West Coast states—at least not for a
while. In fact, when legislative interest in statewide
land-use activity resurfaced in the mid-1980s, it was
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confined at first to some of these same states: Florida, New
Jersey, Vermont. In the past year or so, however, what has
emerged is not a quiet revolution but a quiet evolution,
with states throughout the country moving into the
land-use field little by little.

In many of the Quiet Revolution states, second-
generation laws have created a much stronger state role in
land-use planning. In states where growth management
has become an issue for the first time—Maine, Rhode
Island, Delaware—first-generation laws require local gov-
ernments to engage in planning, and direct state control is
minimal. And in Southern and Southwestern states, where
opposition to land-use controls is traditionally strong,
political leaders are testing the waters cautiously, some-
times combining growth management with a more politi-
cally palatable issue.

Harriss Georgia initia-
tive, cloaked in the rheto-
ric of economic develop-
ment, is typical. State offi-
cials in Arizona and South
Carolina also have been
looking into growth man-
agement. In Texas, land-
use planning is emerging
as a result of the politically
popular move toward “im-
pact fees,” which require
developers to pay for
infrastructure, such as the
sewers and roads that will
serve their developments.
Texas passed optional plan-
ning requirements for local
governments as part of an
impact-fee law in 1987.
“The law says if you're
going to do impact fees,
you have to do a land-use
plan,” says Austin consult-
ant James Duncan, a for-
mer president of the Ameri-
can Planning Association
who worked on the law. Thus, several states appear headed
down the evolutionary path toward state land-use controls.

What can they expect to find along that path? Based
on 15 years of experience in the Quiet Revolution states,
they can expect to learn three important lessons. First, as
with most state initiatives, there’s no substitute for strong .
leadership in the governor’s mansion, strong and clear
goals, and an administrative structure determined to carry
out its mission. Second, regulatory laws that require state
permits for big projects aren’t good enough: prospective
land-use planning must be done as well. The third lesson
is also the most important and the trickiest to achieve: The
states can expect a serious tussle with local officials. who
will try to retain maximum control over land decisions but
cannot be expected to carry out statewide planning goals.

In 1973, the Oregon legislature passed Senate Bill 100,
which established a state agency, the Land Conservation

David FalconeriGamma Liaison photograph



DEVELOPMENT

But “paying as you grow”
in Florida usually means strik-
ing a balance among three
unpopular choices: raising
more money from taxes, im-
pact fees or both; slowing de-
velopment; and lowering citi-
zens’ expectations of public serv-
ices. As Bradshaw points out,
all three options cut against the
traditional grain in high-
growth, low-tax Florida. So the locals often blame the
problem on inadequate state funding.

Bradshaw says that the local plans now under review
have done a better job of “making the hard choices” than
Brevard County’s did. But state growth management
leaders are not unmindful of the need to help the locals
come up with more infrastructure money. I think most
local governments are willing to buy in [to growth
management], but many of them don’t have the resources,”
savs Florida Atlantic University’s DeGrove.

Last year, Democratic Senator Gwen Margolis, chair-
woman of the Select Committee on Infrastructure and
Impact Fees, introduced a bill to expand local revenue
sources by a variety of means, including a repeal of the
state’s requirement that voters must approve local sales and
gas tax increases. But Republican Governor Bob Martinez,
just coming off a battle over a sales tax on services, opposed
the bill. It never got out of committee.

Margolis, who vows to try again this year, says local
governments need more revenue sources and tax referenda
rarely pass. But Martinez will fight the no-referendum
proposal again, for two reasons. First, “local governments
currently have [revenue] capacity,” he says, noting that
some jurisdictions don’t even have trash disposal fees, much
less impact fees on new development. And second,
Martinez, a former mayor of Tampa, says a tax election is
one of the few ways to force local governments to confront
the pay as you grow issue. “It gives cities in that county
the opportunity to debate growth,” he says. “In the absence
of that process, there isnt going to be a public debate on
growth.”

The traffic jams are astounding, the rate of growth is

alarming, and the citizens are almost literally up in
arms. Frustrated with the performance of their elected
officials, Californians have gone to the ballot more than
200 times in the past two years to try to stop, slow or
otherwise affect new real estate development in their
communities—and most of the time they've succeeded.
But hardly any of the state’s 500 cities and counties
coordinate their land-use planning activities.

Ironically, California was in the vanguard of the Quiet
Revolution. State agencies have strong land-use planning
power in Lake Tahoe, around the San Francisco Bay and
along the state’s 1,100-mile coast. (In fact, these earlv
regional efforts were strong models for the laws in Oregon
and elsewhere.) And California may have the most
extensive set of local planning requirements of any state

I n the world of growth management, California is hell.

If California 1s

destined to create some
innovative state-local
relationship to deal with
growth issues, it
hasn’t surfaced yet.

in the nation. But the state’s
slow-growth fever has pro-
duced something of a counter-
trend in land-use managernent:
the reaffirmation of local pri-
macy. While local politicians
elsewhere are becoming more
accustomed to state land-use
powers, Californians are be-
coming more resistant to the
idea. And Republican Gover-
nor George Deukmejian, while a strong supporter of
increased transportation funding, has shown absolutely no
interest in the land-use aspects of the growth issue. In these
respects, California resembles Texas far more than it
resembles Florida. And that may make it the ultimate test
for the changing state-local relationship on land issues.

Even growth management supporters eschew a strong
state role in land planning. “In my opinion, the system
established in Florida or Oregon isn’t going to work here,”
says Republican Senator Marian Bergeson, who chairs the
Senate Select Committee on Planning for California’s
Growth and planned to introduce a package of growth
management bills in February. But Bergeson and other
legislators say that state, or at least regional, land planning
goals must be advanced somehow. The question is how.

In California, Bergeson is pushing something she calls
“home-grown regionalism,” in which regional goals are
determined from the ground up and implemented with
state incentives. In Los Angeles, some local officials have
endorsed the report of Democratic Mayor Tom Bradley’s
L.A. 2000 Committee, which proposed the creation of a
regional growth management agency—even though re-
gional government has virtually no history of success in
this country. Bergeson expects to see 50 growth-related bills
in the California legislature this year, but predicts that
none will pass, including hers. If California is destined to
create some innovative state-local relationship to deal with
growth issues, it certainly hasn’t surfaced yet.

In many ways, California’s resistance to state land-use
planning is far less surprising than the general trend
toward more state power. Ultimately, land planning and
growth management as 'political issues are driven by
citizens’ desire to control their communities as directly as
possible—what buildings will be constructed in their
neighborhoods and how many additional cars will be
dumped onto their highways.

Centralized land planning, even on a city or county
level, has often run afoul of the American desire for
decentralized government. “The most basic question is:
Can planning work in a democracy?” says Governor Kunin
of Vermont. “We're really testing that.”

If a strong state role in land-use planning is unpopular
in California, can the concept really cross over into
traditionally hostile states such as Arizona, Texas and
Georgia? The “quiet evolution” has changed the state-local
power relationships in some states in the short run. But it
remains to be seen how profoundly it will change the
public’s views on who should control the use of land in the
long run. O
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" By DAN SMITH, JOAN RADOVICH and RAYMOND:SMITH

he idea of an oceanfront hotel in -

Del Mar used to look pretty good
to Duncan Osborn, who bought a home
in the tiny northern San Diego County
coastal city just 17 months ago.

Osborn and other residents were lob-
bied heavily by the hotel developer,
who set up a tent on the street corner

- where the project would be located to
show off attractive renderings of the
proposal. Because of a ballot measure
passed in April 1986, Del Mar voters
must approve any commercial devel-
opment over 11,500 square feet in the
downtown area.

The hotel developer had promised to
provide community meeting rooms in

the hotel and donate $2 million for a.

badly needed city library. All of that
sounded good to Osborn — until
recently.

“I’m just fed up with the over-de-
velopment of that strip,” Osborn said.
“The demands on the streets and the
schools and the sewers are just out of
control.

Dan Smith, Joan Radovich and Ray-
mond Smith are staff writers for The
Press-Enterprise in Riverside.

" “The developers. are selling the

- community’s lifestyle for their own

profit. Enough of these guys come in,
and we don’t have any lifestyle. Is a
library really worth selling out the very
reason you came to the community?”

On Sept. 22, enough of Osborn’s
neighbors agreed with him. The proj-
ect was stopped at the ballot box.

In record numbers, growth-control

- groups in counties and cities through-

out California are proposing ballot
measures designed to limit residential
and commercial development. And
they are winning a majority of the bat-
tles, despite being consistently out-
spent in the campaigns by development
interests. - .

On the Nov. 3 ballot, 15 of 17 local
measures aimed at controiling growth
passed, while only 6 of 21 measures
classified as pro-growth were ap-
proved, according to the California
Association of Realtors.

The movement has not escaped the
attention of local politicians. City
councils and boards of supervisors
have responded, often with temporary
building moratoriums, and sometimes
with growth-control laws of their own.

'CRUSADE AGAINST GROWTH

The careers of politicians, such as Los
Angeles City Councilwoman Ruth
Galanter, have been launched with
growth control as an issue.

Experts agree traffic is the primary
inspiration behind growth-control
movements in California, although
concerns about water supplies, air
quality, overcrowded schools, growing
mountains of solid waste, overtaxed
sewer .systems, loss of open space and
cornversions of agricultural land also

play a role.

But the movement might cause noth-
ing more than a big shift — a game
of musical chairs, where growth is
pushed from one area of a region to
another, following the path of least
resistance. One answer for the future
may be regional growth control —
an idea afforded little. chance of
succeeding.

ho is to blame for the problems
that have spawned the flurry of
ballot-box planning?

The majority of local growth-control
campaigns point the finger at “greedy
developers™ and unresponsive local
officials. Developers label growth-




The main war cry in California these days is: ‘Stop growth.” Blaming
traffic congestion on development, most communities join
the chorus. If NIMBYs (Not in My Back Yard)
 win thelr flght who are the losers?

control activists as “NIMBYs” (Not In
My Back Yard), and say NIMBYs’ re-
verence for their own property values
inspires the emotional campaigns.

Still other culprits could be Howard

Jarvis and Paul Gann. Their tax-siash-
ing crusade with Prop. 13 and Prop. 4
shifted the burden of providing public
services away from the property own-
ers and have made financing public im-
provements increasingly dlfflcult for
local governments.

At the heart of the growth-control
movement is a state population that
could expand by 47 percent — from
27.3 million to 40 million — by the
year 2020, according to a legislative
report.

Estimates for 1987 place the number
of people in nine counties in the San
Francisco Bay region (Alameda, Con-
tra Costa, Marin, Napa, San Fran-
cisco, San Mateo, Santa Clara, Solano
and Sonoma counties) at 5.7 million.
By the year 2005, that figure will
climb to almost 6.7 million.

Population in the area that includes
Sacramento, Sutter, Yuba and Yolo
counties as well as part of Placer grew
from 900,000 in 1973 to about 1.2 mil-

lion today. The pbpﬁlation is expected
to climb to 1.7 million by the year

2005.

While the growth-control move-
ment began in the north, it has moved
southward in the late *70s and 1980s.

‘Southern California’s seven-counties
(Los Angeles, San Diego, Orange; San
Bernardino, Riverside, Ventura and
Imperial) have seen their combined
population jump by 23.4 percent, from
12.6 million to 15.6 million, since

1977. The number of homes and apart-

ments has grown by similar percentages.
“QOur growth rate is about twice the
national average, which is phenome-

nal” for an area with 15 million peo-

ple, says Dennis Macheski, principal
planner with the Southern California
Association of Governments. In the
next 24 years, SCAG projects, the pop-
ulation in Southern California will in-
crease by 52 million — about the size
of the San Francisco-QOakland-San Jose
metropolitan area.

Some examples:

¥ In Maywood, a 1.4 square-mile
city on the Los Angeles River in the
heart of the L.A. urban area, new res-
idents — many of them Hispanic im-

migrants — are literally . living on top
of one another, according to city
officials.

Even though nearly all property in
the city has been developed since the
mid-"70s, Maywood’s population in-
creased 19 percent since 1980. With
zoning throughout the city allowing
multi-family development, two and
three houses now stand on 50-foot-

wide lots where only a single-home ex- .

isted previously-

v In nearby Monterey Park an in-
crease in Asian population has affected
the housing market — and the city.
“With the influx of immigration, there’s

_been astrong trend to tear down single-

family homes and build condos,’” .says
Margo Wheeler, a planning adminis-
trator for the city. “It’s changed the
complexion of our neighborhoods.”
¥ A poll of 300 developers at a re-
cent Los Angeles meeting of the Urban
Land Institute found 43 percent are
dealing with some type of building
moratorium. Sixty-two percent be-
lieved the public’s attitude toward de-
velopers is deteriorating. And 88
percent cited traffic problems as the pri-
mary cause for the entire phenomenonr

Sam Craig
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he ballot box has become an
A increasingly common way for

about growth.

Madelyn Glickfeld, a Malibu
planning consultant and Califor-
nia Coastal Commissioner, esti-
mates that there were 173 land-
use planning measures on ballots
in the state between 1971 and
1987 — with about 53 measures
last year alone.

Growth-control ballot mea-

forms. Citizens’ groups gather sig-
natures on petitions for initiatives

- and referendums, and boards or
councils can place measures on
ballots themselves.

While the initiative movement
in the 1970s often centered on
concerns that open space was
vanishing, ballot measures this
decade are focusing on life-in ur-

" ban areas and attempting to deal
with such problems as traffic
congestion and poor air quality,
according to Glickfeld.

The measures have limited res-
idential building permits, set aside
areas for agricultural protection,
zoned lot sizes on hillsides and re-
quired commercial development
proposals to be approved by
voters.

Kerry Morrison, director of local
governmental and political affairs
for the California Association of
Realtors, attributes the boom in
initiatives to the upswing in the
economy.

sures come in several different

residents to respond to concerns

Steve Yeater

Busy in the ballot bo[X

“We came out of a recession-
“ary-type economy in 1982, and
building activity started to in-

crease each year after that,” Mor-
rison says. “We see a correlation
in the rise in residential construc-
tion activity and renewed interest
in the initiative movement to con-
trol growth.”

b
P~ .

Still another suspect in the es-
calation of growth control wars is
Prop. 13, the Jarvis-Gann initiative
of 1978 that limited local govern-
ments’ ability to raise taxes to pro-
vide the infrastructure for growth.

“It's been in the last five years
they didn’t have money for schools
and had to go to temporaries,”
says D. Dwight Worden, a Solana
Beach attorney who has penned

. he believes Prop. 13's restrictions

several growth-control initiatives
in San Diego and Riverside coun-.
ties. “And it’s been in the last five’
years cities haven't been able to
build new roads or repair them.”
Many local governments turned
to developer fees to pay for those
public services, but that hasn’t
solved the funding problem. “I
don’t care how hard you squeeze
a developer, you're not going to
pay for everything,” Worden says.
While State Schools Chief Bill
Honig is leading a statewide initi-
ative drive to liberalize the Gann
spending limit, Prop. 4, to allow
more state spending on schools,

on local tax increases must be re-
pealed to solve the school build-
ing crisis in rapidly growing
districts.

Park and wildlife groups
throughout the state are circulat-
ing petitions for a june statewide
election to sell $776 million in
bonds for land acquisition.

The effort, says consultant and
former state Park Director Peter
Dangermond, is evidence that
growth-control movements have
heightened awareness that Cali-
fornia must preserve open space.

Indeed, Californians’ attitudes
toward charging themselves to pay
for public services may be shifting
from the tax revolt of ten years
ago. A recent California Poll
showed 71 percent were willing to
raise local taxes if a specific pur-
pose for the money is listed.

Peter Detwiler, consultant to the
state Senate Local Government Com-
mittee. agrees. ““When ballot-box
planning issues go before the voters.
they say, ‘I just spent an hour on the
freeways, and that drive used to take
me 20 minutes,” Detwiler says. “By
and large, our voters are very upset.
They know something’s going on and
they don’t like it.”

SCAG predicts the average speed on
the Southern California freeway net-
work wil! drop from 35 miles per hour
to 19 miles per hour in the next 24
years.

[n the San Francisco Bay area. the
bay itself causes that region’s worst
traffic problem. Many workers who
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commute to San Francisco for high-
paying jobs retreat at night to suburban
homes, where housing is more
affordable.

“Having the bay, there are only so
many ways to get around it.” says Pa-
tricia Perry, a planner with the Asso-
ciation of Bay Area Governments. And
while a milion people will be added to
the area by 2005, highway capacity is
not expected to increase significantly.
she says.

Jeff Georgevich, also a planner with
ABAG, says freeway congestion con-
tinues to worsen during rush hour in
the morning and especially in the after-
noon. “We can’t solve the problem.”
he says. “All we can try to do 15 keep

it from getting too terribly worse.”

In the Sacramento region, planning
experts predict that vehicle miles trav-
eled will increase at least 55 percent in
the next 20 years. Travel increases
could jump as much as 100 percent if
the number of daily trips per household
and average trip length continue at
their current pace, planners say.

State lawmakers. unwilling to in-
crease the state gasoline tax. have yet
to agree on a financing plan for major
improvements. shifting the responsi-
bility to couaties by authorizing local
sales-tax increases for highway im-
provements. Toll roads. once the
dreaded alternative suitable only for
Eastern seaboard states. also are under



consideration in Southern California.

Critics argue that the local taxes will
create a patchwork system of highway
improvements that will fail to deal with
regional transportation woes.

Voters in San Diego, Fresno. Santa
Clara and Alameda counties have ap-
proved the taxes, while those in Contra
Costa, San Bernardino and Orange
counties have turned them down.

Ironically, when Orange County
sought to increase its sales tax for high-
way expansion, growth-control advo-
cates opposed it, saying better roads
would only lead to more development
and more people.

Second to highway snarls as growth-
control impetus is school over-
crowding. Superintendent of Public In-
struction Bill Honig predicts the state’s
schools can expect 840,060 new stu-
dents in the next five years. At present,
the districts have $11-billion worth of
building needs.

Further frustration centers on the al-
ienation of suburban, commuter-par-
ents from local school systems. They
have transplanted their families in new
communities while traveling 50 to 100
miles one-way to jobs. The result is a
sharp decrease in parental part.cipa-
tion in school matters.
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The phenomenon is best illustrated
in Moreno Valley. Located in western
Riverside County, the three-year-old
city of 65,000 is one of the state’s fast-
est-growing, populated largely by
transplanted Orange and Los Angeles
county residents-turned-commuters.
Despite a school system that is over-

crowded, November’s school board -

election drew only 9.7 percent of the
district’s registered voters.

Honig is at a loss. *“I don’t know if
it’s that their heart is still where they
came from, or whether the communi-
ties are having trouble growing roots.”

There are other infrastructure factors
in the growth-control phenomenon:

Watcr. Growth is straining supplies
as well as the facilities necessary to
deliver the water. And water districts

‘have little say in land-use decisions.

“All we can do is do the best job we
can to meet the demand, and keep
those agencies that do have the power
aware of our ability to meet the de-

-mand,’” says Jay Malinowski, a

spokesman for the Metropolitan Water
District in Los Angeles.

MWD officials believe water short-
ages could become critical around the
turn of the century, after the Central

Arizona Project is compieted. That -

will significantly lower the amount of

water the MWD can import from the
Colorado River.

Waste management. The 37.5 mil-
lion tons of trash Californians pile up
each year will fill the state’s landfills

in 14 years, predicts the California

Waste Managment Board. Capacity in

- Southern California landfills will be

exhausted in 1996, while Bay Area
dumps are expected to last through
2007.

Experts believe incineration facili-
ties that produce electricity in the
waste-burning process probably are
the best long-range solutions. But pro-
posals for the facilities often meet with

~ stiff opposition from residents .and

local officials concerned about air
quality.

Companies who want to build the
plants will have to educate residents to
ease their fears. says Chris Peck. a
Waste Management Board spokesman.
“It’s going to take a certain amount of
selling, there’s no doubt about that,”
he says.

California currently has only one fa-
cility that burns garbage to create €n-
ergy: iu1s in the city of Commerce and
incinerates 300 tons of waste each day.
Two others are under construction. at
Terminal Isiand in Los Angeles and in
Stanislaus County. and are expected to
begin operations in 1988 or early 1989,
according to Peck.

Although Californians are becom-
ing more aware of the problem. gar-
bage is not a high-priority issue with
most people. But someday that might
change, Peck says: “What happens
when you come home from work and
you go to pull your garbage can to the
back yard — and it’s still full?”

An underlying component in the
trend toward growth-control ini-
tiatives is a dissatisfaction with the way
land-use planning and growth are han-
dled by local government. **Ithink bas-
ically voters are evidencing a real
discontent with the local planning pro-
cess, and they want to take it over
themselves.” says Madelyn Glickfeld.
a Malibu planning consultant and
member of the California Coastal
Commission.

Disgruntled residents used to view
the initiative and referendum process
as a last-ditch attempt to get their way.
“I'm beginning to see in many com-
munities — and especially the small
communities — it's looked at as the
preferred tool.” Glickfeld says.



But even in Los Angeles, the state’s
largest city, growth-control advocates

on the west side forged a citywide co- .

alition to pass Prop. U in November

1986 to limit - density on commercxa}.

and industrial property.

Members of - growth-control groups

oftén enter politics only after they have
fought a land-use battle in their neigh-
borhoods and are shut down by local
government officials. *It’s usually a
series of things that lead up to it, and
it’s usually one project that broke the
back,” says D. Dwight Worden, a So-

lana Beach attorney and author of sev-.

~ eral growth-control initiatives.

Last spring, L.A. City Coﬁncnl-_ '

woman Galanter used the Los Angeles
growth battle to wrest a westside coun-
cil seat from its entrenched incumbent,
Council President Pat Russell, who res-
idents believed had become too toler-
ant of development excesses. And
Councilman Zev Yaroslavsky will at-
tempt to build on his growth-control
‘reputation in an expected mayoral bat-
tle with Mayor Tom Bradley in 1989.

Growth-control advocacy attracts a
diverse group, joining together “old,
retired, hard-core Republican types
with long-haired, liberal, hippy Dem-
ocrats and everything in between —
and they see eye-to-eye,” says attorney
Worden.

One theory is that the so-called
NIMBYs are made up mostly of new
residents who may have just seeded
their back yards. Scott Bollinger, who
is leading a growth-control movement
in Ventura County’s Oxnard after mov-
ing from Santa Monica only three
years ago, says there is logic behind the
efforts of new residents. “We’re only
trying to prevent from happening here
what we’ve seen happen in Los Ange-
les and Orange counties,” he says.

Many residents see the ballot box as
the only way they can compete with
developers who channel thousands of
dollars into local officials’ campaigns.

“We had people power compared to
money,”’ says Melba Bishop, a leader
of a successful growth-control initia-
tive campaign in Oceanside. Devel-
opers and other opponents spent more
than $167.000 to the citizens’ $8,000.

But developers say they are being
unfairly blamed for the problems. * 1
really feel developers have gotten the
shaft, in that people came to our area
and said, ‘Build houses,’ and we re-
spond to consumer demand,”’ says
John Erskine. executive director of

the Building Industry Association of
Orange County.
“Despite our traffic problems, we

haven’t been successful i in gcttmg peo-
~_ple'the hell out of hére.” ’
" Growth-control activists are some-"
times accused of slowing the housing .
‘boom to increase the value of their own’
homes. In Ventura County, where 10 -
‘of 11 cities practice some form of -

growth control, the median price of a
home has jumped to $152,000 in recent
years, and the average price of a new
one to $225,000.

Dick Wirth, director of the govern-
mental affairs council of the Southern
California Building Industry Associa-
tion, says the state should punish local
governments that.implement growth

=control. “‘If the people in a certain .
place want to close off growth,” he-

says, ‘‘then they should be shut off
from state tax dollars, because they’re
just being greedy little clowns.”

Jean Andrews, a political consultant
who does work for the Building Indus-

‘try Association-in San Diego County,

says the development community is
finding it more effective in opposing
growth-control initiatives to bring to-
gether a broad-based group of business

people, such as local chamber of com-
merce members, car dealers and small
business owners.

“They are much better voices to

have promote the message,” Andrews
says. ‘“When we say it, there’s the feel-
ing ‘you’re just in it because you want
to make money off homes.™
Residents are finding even the threat
of an initiative drive can have results.
In San Diego, the City Council ap-
proved an interim development pro-

gram after threatened with a more
extreme citizens’ initiative.

Instead of the 4,000 residential-
building-permit-cap proposed under

- the initiative, the council this summer

approved a measure that would limit -
most new housing to 8,000-during the
next year. While the 18:menth’ mea-
sure is in effect, the city has pledged
to-come up with a long-term plan for
growth that could appease developers
and neighborhood groups.

Ithough ballot-box planning is
common, it is not perfect.

One problem, according to Coastal
Commissioner Glickfeld, is tirat citi-
zens’ ballot measures don’t go through
the same environmental review and
public hearing process required for

local ordinanace and development

projects.

And often the ballot measures are
poorly written, denying planners
needed flexibility, attorney Worden
adds. “The disadvantage is, planning
is a complicated thing. It should have -

" flexibility in it.”

Ballot measures are channeling
growth to unincorporated areas —
“the areas least urbanized, with the

least services and perhaps the most sig-
nificant environmental resources,™
Gilickfeld says. “The real question is
whether we're obtaining the benefits
that people are seeking . . . or are we
just moving the problem around.”

On the positive side, ballot-box
planning is “*democracy at its most fun-
damental level,” according to Worden.
And it is seen as a lasting solution that
means residents do not have to descend
on City Hall to wage political war each
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_Is growth controlled or shifted?

' As more and more-groups turn to the baltot box to
_ control growth, some planners say the attempts
to check urban sprawi probably will not work — or
even be tried — on a regional basis. S

““The fact that counties are doing it is pretty remark-

“able,” says Tom Smith, assistant director of research
for the American Planning Association in Washington,
D.C. “It’s as close to areawide as you might ever see
in this country.” - _

Politics.is the redson, according ta Smith. Cities and
counties are loath. to relinquish any power to federal
or state governments. “Local governments.covet that
(land-use) control so much, they're afraid of regional
governments telling them how to develop,” he says.

" Peter Detwiler, consultant to. the state Senate Local

_ Government Committee, says voters also support the
home-rule philosophy. He says local agencies in Cal-
ifornia have lost control of land-use planning only
three times: in the early 1960s to the San Francisco
Bay Conservation Development Commission, in 1969
to the Tahoe Regional Planning Agency and in 1972
to the California Coastal Commission. -

Each time, groups fought to take planning control
away from local governments, and each time a visible,
natural resource was endangered, Detwiler says.

“How do you get people upset enough to break out
of the pattern of home rule?” he asks. “They will only
embrace the big-government solution if all other things
are failing. Unless it’s visible and physically attractive,
people aren’t going to get worked up about it.”

Planners also are uncertain of how ballot initiatives
and ordinances that restrict development actually af-
fect growth. Dennis Macheski, principal planner for
Southern California Association of Governments, says

',grbw'th fimits generally‘-shift bopdlatidn to other parts -

of theregion. - . C
. “The success in Ventura County has shifted popu-
lation to Riverside and San Bernardino counties,” he -

“says: “As of now, the effort is not large enough to stem’

the tide; it’s really just large enough to shift it.”
As development follows the path of least resistance
to outlying areas, many residents must commute to

“work back into population centers, Macheski says.

Longer commuting times increase auto emissions
and further congest freeways already clogged during

. rush hours. -

" John Roth, leader of an initiative drive to limit
growth in unincorporated Riverside County, agrees
that development restrictions could shift population’

“growth. -

“The question is, what should you be doing on a -
regional basis? You need to start somewhere. Once
we have established the growth patterns for the unin-
corporated area the cities will, to some degree, follow
suit,” he says. “If you are unwilling to step up and start

“the process, you will never get there.”

Martin Wachs, a UCLA " professor who heads the
schools’ Urban Planning Department, says the spoils
of development exert aimost insurmountable pressure
to allow new construction. Because of those forces —
including a larger tax base for local governments and
profits for developers — growth control on a regional
level is probably impossible.

“There are just too many individual interest groups
that benefit from growth that they find ways around it
(growth limits). There’s just too much pressure,” he
says. “It’'s possible to move it around, but | don’t think
it’s possible to control growth.”

time a new development is proposed.

If voter initiatives are a flawed pro-
cess for managing growth. what meth-
ods would be better? There are several
suggestions. some more realistic than
others:

v Glickfeld, the Malibu planning
consuitant, says she thinks elected of-
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ficials need to restore constituents’
confidence and get land-use issues out
of the streets and back into the public-
hearing process:

“It will take elected officials who
have the confidence of the voters, and
what that will take is campaign re-
form,” she says. One such reform
could limit the amount of campaign
contributions that come from devel-
opers, she adds.

» Worden, the attorney who has
written several growth-control mea-
sures, says eliminating Prop. 13, the
“main culprit” of the current growth
problem, is one solution. I think
Prop. 13 ought to be amended or re-
pealed, so cities have money to buy
parks without extorting developers.”
he says. Yet he acknowledges that such
a proposal would be *political sui-
cide” for any elected official.

» Martin Wachs. head of UCLA’s

Urban Planning Department, says the
real answer is proper planning. not
“extreme measures’’ such as ballot in-
itiatives. But, he says. local officials
often cannot try to please voters and at
the same time make the proper land-
use decisions.

“I believe that planning seriously
can have an effect. But we denigrate
planning on a large scale and allow
people to use their own property to
their own economic interest,” Wachs
says.

When the public becomes dissatis-
fied with overcrowded roads and a lack
of open space. he says. “they turn to
quick fixes. It’s easier to hang our hats
on those technological quick fixes.”

Of the increasing number of growth-
control ballot proposals. Wachs com-
ments. “It’s probably too soon to tell
if they're going to work. My guess
1s not.” ]
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Focus of Growth Debate June's defeat of Measure A, Orange County’s highly publicized growth-control initiative.

. o was a major victory for the building industry in its fight against California’s burgeoning
May Move to Rlver3|de slow-growth movement. But slow-growthers won seven of 11 electoral face-offs statewide
in June, and they are continuing to build a coalition — naw called “Save California”
— stretching from San Diego to San Luis Obispo.
At the same time, there is evidence that the builders aren’t resting on their laurels
from the Orange County victory. In Orange County. they are working with a county task
force on growth management that includes slow-growth leaders. More broadly, they are

Special Report: pushing hard to greater credibility for their claims that growth control drives up the cost
of housing and harms local economies. (See accompanying story.)

Growth Control In particular. the builders seem intent on making Riverside County the major growth

Turn to Page 3 battleground in the November elections.

This month's issue of California Planning & Development Report includes the first
part of a two-part Special Report on the growth control moveinent. This month, CP&DR
reports election results from June and examines the true impact of growth control on
local economies and housing prices. Next month, CP& DR will concentrate on solutions
— not only solutions emerging in California, but also solutions found in other fast-
growing states. where governors and legislatures have been active in  Continued on page 3
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Norman Murdoch will step down as Los Angeles County’s planning
director and take over a newly created job under Richard Dixon,
the county’s chief administrative officer.

During 13 years as the county’s planning chief, Murdoch watched
development of far-reaching, formerly rural areas of the county,
most notably the Santa Clarita Valley. Rapid growth in those areas
led to the incorporation of several new cities, including Santa Clarita
and Agoura Hills. and attempts to form several others, including
Calabasas and Malibu.

Murdoch, who did not receive a pay raise along with other
department heads this spring, will serve under Dixon as director of
economic planning. His interim successor will be James Hartl,
chief deputy director of planning.

Michael Dukakis, the likely Democratic nominee for president,
has committed himself to increasing the federal government’s role in
providing affordable housing.

Speaking in Boston June 28, Dukakis pledged that he would
commit to a $3-billion, three-year low- and moderate-income housing
program if elected president. He was accompanied at a press
conference by Sen. Alan Cranston, D-California, who is introducing
legislation calling for a $3-billion federal housing initiative.

Cranston's initiative is based on the recommendations of the
National Housing Task Force, co-chaired by developer James Rouse
and David Maxwell, president of the Federal National Mortgage
Association. {CP&DR, June 1988.)

Suburban growth will be the most important social trend affecting
the field of architecture, pollster Lou Harris has discovered in a
survey for the American Institute of Architects.

Harris's AIA poll found that 53% of the 201 leaders across the
country he surveyed regarded the “urbanization of suburbia” as the
top trend likely to affect architecture in the years ahead. Least

Napa
Continued from page |

wineries. As a resuit, the supervisors asked the planning department
to determine what the appropriate density for wineries would be.

While the vintners were worried about additional wineries, however.
the grape growers have been concerned with the wineries already in
business. Claiming that many wineries are using their Napa Vallev
operations as essentially a retail outlet. the grape growers have
asked that new wineries be required to subordinate marketing
operations to grape processing, and to process at least 75% Napa
County grapes. (Wineries now must use 75% Napa grapes in order
to specify “Napa County” on the bottle.) Handel claims more wine
is now sold by Napa County wineries than could be produced from
the county’s 30,000 acres of grapes in cultivation.

Corrections

California Planning & Development Report would like to correct
two errors made in last month’s issue.

First, CP& DR reported that the Sunrise Co. would have to pay
for construction of 750 low-income housing units near Indian Wells
because Gov. George Deukmejian vetoed SB 1719, which would
have permitted city redevelopment funds to be used for the purpose.

In fact, the legal agreement between Indian Wells and poverty
lawyers called for construction of 600 units by the city with
redevelopment funds and another 750 units by Sunrise Co.

Also, Sacramento County was inadvertantly omitted from a list of
the fastest-growing counties in the state. Sacramento received
more than 32,000 new residents in the state, the sixth-largest number
in the state. according to the Department of Finance.

likely: professional liability problems. a national resolve to attack
social problems, and demand for accountability in government.

In a separate poll on public perceptions of architects, Harris
found that, by a 2-1 ratio, Americans believe architects “make the
difference in making sure businessmen and government officials
make new buildings and housing safe and liveable.”” But 70% of
those Harris surveyed believe architects “often increase the cost of
buildings beyond their worth.”

State Sen. Marian Bergeson, R-Newport Beach, has withdrawn a
bill that would have set aside sensitive lands in the Bolsa Chica area
and set up an assessment districts to raise $240 million in public
improvements.

Bergeson, who is chairman of the Senate Local Government
Committee, pulled the bill at the request of some members of the
Huntington Beach City Council, who asked for more time to work
out complicated issues involving proposed development of the property
by Signal Landmark Inc.

Signal Landmark hopes to build 5,700 homes and a 1.300-slip
public marina on the 1,600-acre parcel. At first Bergeson said she
would not withdraw the bill, SB 1517, but later changed her mind
when it became clear she could not obtain the city council’s
support. The Bolsa Chica development has been a controversial
public issue in Huntington Beach for many vears.

ROUNDUP: L.A. County isn't liable for property damages caused
by the Big Rock Mesa landslide in Malibu, the Court of Appeal has
ruled. ... A drug smuggler’s ranch in Riverside County, deeded to
Orange County as payment for help in the bust, masxbe part of an
annexation swap between the two counties. ... Japanese investors
are planning a monorail connecting John Wayne Airport with two
proposed office/condominium towers nearby.

Pension Fund Sells Price Club Land

The Sacramento city pension fund has sold a controversial 14-acre
parcel of land in the city back to its original owner. developer Steve
Wong.

In early June, Wong exercised his option to buy the property
back after the pension fund received it as a default payment from
Price Club, which hoped to build a large retail warehouse on the
parcel. The pension fund had loaned Price Club $2.45 million to
purchase the land. but Price Club defaulted on the loan one day
before the city planning commission was scheduled to consider a
zone change on the site. (CP&DR. June 1988.)

City officials received considerable criticism for investingin a
deal that required city approval for a rezoning.
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Focus of Growth Debate May Move to Riverside

Continued from page |

recent months in implementing growth-management laws.

In Riverside. slow-growthers have placed a sophisticated initiative
on the ballot there, designed to dramatically reduce housing and
improve the jobs/housing balance on the county. But many Orange
County builders have major projects in Riverside County, and they
may see hope for victory because of the county’s similarly conservative
populace and its less well-rounded economy.

In fact, a lawsuit to knock the Riverside County measure off the
ballot — similar to a lawsuit filed in Orange County last spring
— has already been filed by the Riverside and San Bernardino
Counties Building and Construction Trades Council.

Orange County

In the past few months, Orange County had become a symbol of
just how broadly based the slow-growth movement had become.
Citizen dissatisfaction over traffic congestion was high, and a victory
for Measure A in this traditionally pro-property county was taken
for granted by most people outside the building industry. With a
month to go. Measure A. which would have tied new construction
to the alleviation of traffic problems, was winning 70-80% approval
in the polls. The conventional wisdom said that the builders’ huge
warchest would work against them, just as it has in so many smaller
jurisdictions around the state.

The building industry did indeed raise a vast sum of money
— well over $2 million, compared with between $50.000 and $70,000
for Measure A's proponents. But under the campaign chairmanship
of development lawyer John Simon, the builders found a way to
make the money work in their favor.

With five weeks to go. they scrapped plans to conduct a splashy,
media-blitz campaign and hired campaign consultant Lynn Wessell,
a veteran of several growth-control electoral battles. Wessell hatched
the idea for what might be called the “Bartles & Jaymes” campaign — a
grassroots-stvle campaign that reached most voters effectively
without looking like an expensive effort. Under Wessell’s direction,
the campaign hired 500 workers at $7 an hour to work phone banks
and walk precincts, and also purchased local radio time. The result:
The campaign was able to knock 10 points a week off the “Yes on
A” lead.

“People are looking to be talked to personally,” Wessell said.
“The message was, it doesn't take one car off the road. It doesn’t do
anything about freeways. It's not a traffic control initiative at all. It
makes traffic worse.”

Simon said he opposed the Orange County Building Industry
Association’s unsuccessful court case to knock the measure of the
ballot. (CP&DR. April and May 1988.) In retrospect, however, the
court case appeared to be a helpful political strategy because it
diverted the attention and limited resources of the *Yes on A”
campaign — and especially of Greg Hile and Belinda Blacketer, the
initiative’s drafters. As it turned out, virtually no *“Yes on A" campaign
was mounted bevond press coverage.

The growth-control leaders in Orange County are not out of
options, however. Recall drives are being mounted against Supervisors
Harriett Weider (who lost the primary for a congressional seat) and
Tom Riley. Hile and Blacketer will continue to pursue their lawsuits
challenging the validity of development agreements passed by the
supervisors before the election — though, as Blacketer acknowledged.,
without Measure A in effect, the value of a successful development
agreement lawsuit might not be great.

Most important, the growth-control forces still have the threat of

mounting another, perhaps more sophisticated. campaign in the
future. A few days after the election, Sherry Meddick, one of the
county's most uncompromising slow-growth leaders, pointed out
that her San Francisco counterparts placed six initiatives on the
ballot before Proposition M finally passed in 1986.

Indications are that the building industry is taking this threat
seriously. Before the election, the county supervisors established an
ad-hoc committee on growth management. Though chaired by
former supervisor Bruce Nestande, now an executive with Arnel
Development Co.. the committee includes several slow-growth
leaders. including Meddick and Norm Grossman, vice chairman of
Citizens for Slow Growth and Traffic Control. which sponsored
Measure A.

On election night, a glum Grossman predicted that the committee
would come up with a plan “that looks good on paper with no teeth
init”

By the end of June, however, he was more optimistic that the
growth management plan would be meaningful. In fact. he said, it
bears a close resemblance to Measure A, though it includes many
differences — such as granting the county the power to exempt
certain intersections from the traffic-flow requirements needed to
accommodate new development.

At the end of June. major development companies that opposed
Measure A, such as the Santa Margarita Co. and The Irvine Co..
were inching toward support of the committee’s growth management
plan. It is expected to be acted on by the Planning Commission on
July 19 and the Board of Supervisors on Aug. 3.

Building Industry Actions

The building industry was not taking the slow-growth movement
more seriously only in Orange County. Throughout the state, the
California Building Industry Association and its local chapters are
taking steps to correct what they regard as image problems. and to
hammer particularly on the issue of high home prices.

The Ventura County BIA, for example, has undertaken a public-
relations campaign to try to gain broader support for less restrictive
growth policies. (All fast-growing cities in Ventura County except
Oxnard have annual growth caps, and the county permits little
construction in unincorporated areas.) The BIA's campaign includes
posters and envelope-stuffers stressing that growth controi could
shut residents’ children out of their own communities in the
future — an increasingly common BIA theme. The campaign aiso
includes efforts to gain broader business support for the BIA's
anti-slow-growth campaign.

Meanwhile, CBIA and the National Association of Home Builders
are increasing their efforts to stress “education” about the building
industry as an organizational goal. In late June. CBIA brought out
the first issue of California Builders Journal. a monthly newspaper
for its members filled with information about the slow-growth
movement, as well as an article from NAHB President Dale Stuard.
an Orange County builder. stressing the importance of better
communication.

In addition, the Construction Industry Awareness Fund is reportediy
planning a Northern California retreat during July — featuring Orange
County campaign wizard Lynn Wessell — to devise strategies to
combat the slow-growth movement.

Continued on page 4
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‘Save California’ Coalition

Meanwhile. the emerging coalition of local slow-growth groups is
also refining its agenda. At a June 25 meeting in Los Angeles. the
group. formerly called the Southern California Coalition for
Responsible. ControlledGrowth, renamed itself “Save California.”
Partly as a result of the Orange County vote, the group also appears
to be moving slowly on the statewide front and concentrating,
instead. on local elections. :

When first organized. the group began investigating the possibility
of writing a statewide growth initiative and hiring a Sacramento
lobbyist. For now, however, “our focal point is to concentrate on
winning elections and initiatives throughout the region,” says Paul
LeBonte, a member of the organization’s executive committee.
However. the group is tracking legislation and sending updates to its
member local groups throughout the state.

Save California now includes.local slow-growth groups from San
Diego. Riverside, San Bernardino, Orange, Los Angeles, Ventura.
Santa Barbara, and San Luis Obispo counties.

Legislation

As the growth-control movement has gained significance throughout
the state, it has also drawn more attention in the legislature.

The bill that received the most publicity, SB 956, was withdrawn
by Sen. John Seymour. R-Anaheim. after considerable lobbying
against it by rent control forces. The bill would have cut off state
housing funds (total: $62 million) to any city with rent control or
growth control. After extensively rewriting the bill, Seymour vanked
it June 28 after Democrats on the Assembly Ways and Means
Committee told him it would not pass.

Several bills and legislative proposals remain alive, however.
They include:

SB 2795 (Eliis): This bill would give residential developers with
building permits protection against growth control. It requires that
when a growth control ordinance that restricts residential building
is passed. all developers with building permits must be exempt from
the growth cap for two years. Save California issued a warning to
its members in late June. calling on them to lobby against the bill.

SB 2893 t Roberti): This bill would commission a $150.000 study
of growth-control laws to determine their impact on affordable
housing, likely to be conducted in 1989. The bill establishes criteria
by which a consultant should be chosen but designates the Little
Hoover Commission as the agency to select the consultant. However.
the consultant must report back to the legislature, not Little Hoover.
{Beverly Hills builder Nathan Shapell, an outspoken critic of growth
control, is chairman of the Little Hoover Commission.) This bill has
passed the Senate and is now in Assembly committees.

SR 39(Presley): This Senate resolution, which can take effect
without the governor's signature, would create the Senate Urban
Growth Policy Study. a body to examine urban growth issues in
California. conduct at least three public hearings, and report back
to the Senate with recommendations for legislation.

AB 4099 (Hauser): This bill would place a stricter burden of
proof on local governments that change the standards on vacant
residential land. It affects Evidence Code Section 669.5. which
played an important role in BIA of Southern California v. City of
Camarillo, 41 Cal.3d 810 (1986). In that case, the California Supreme
Court ruled that growth initiatives are subject to that code section,
which now requires cities and counties to bear the burden of proof

in showing that their growth ordinances do not adversely affect
regional housing needs.

Riverside County

Following the defeat of the Orange County initiative. the building
industry may regard Riverside County as the next place to inflict a
serious harm against the growth-control movement.

A sophisticated and, many believe, much clearer initiative is
scheduled for the November ballot. The measure would cut Riverside’s
growth (over 6% last year) back to the statewide average (about
2.5% last year); protect agricultural and sensitive lands with 40-acre
zoning; and cut residential construction back even further if certain
other goals — such as an improvement in the jobs/housing balance
— are not met. As in Orange County, the building industry has
filed a lawsuit seeking to knock the measure off the ballot.

There are several reasons to believe that Riverside might be a
better bet for the building industry than San Diego. location of the
other major electoral battle in November. Most important is the
simple fact that its economy is not well-rounded. Because itisa
fast-growing residential area without a strong base of jobs. it is
more economically dependent on the construction industry than
many other areas in Southern California. Ben Bartolotto of the
Burbank-based Construction Industry Research Board estimates
direct and indirect construction employment in Riverside at
20% — and probably higher. By contrast. the regionali average is less
than 12%.

“The economy certainly isn't as strong in Riverside asitis in other
parts of the state.” agrees Mark Baidassare. a UC-Irvine professor
who has done extensive polling on growth issues throughout California.
“Traffic is not as hot an issue.”

Second, like Orange County but unlike San Diego. the Board of
Supervisors apparently will not place a competing growth manage-
ment measure on the ballot — leaving residents to vote yes or no.
rather than choose between alternatives. The only other growth-
related measure on the county ballot will be an initiative backed by
the Rancho California Co. to exempt small ranches from the 40-acre
agricultural zoning containing in the other initiative. Rancho
California has a 5,000-acre project of 10-and 20-acre lots that would
be threatened by the initiative.

Already, the building industry is hammering away on the economic
issues. At a growth-control debate in San Bernardino in late June.
Theresa Canady, a title company executive working with the pro-
growth campaign, claimed that threat of growth control has already
harmed Riverside County’s economic development efforts. She said
the county has lost the chance to capture three manufacturing
plants and several other businesses since January.

“In every case, the reason given was the looming growth
management initiative,” she said.

Whether citizens respond to the economic arguments remains o
be seen. Though Riverside is a conservative county with an unbalanced
economy, voters in the city of Riverside have a strong history of
supporting growth control, which dates back to an agricultural
preservation measure on the ballot in 1979.

Riverside and San Bernardino Building and Construction Trades
Council v. Board of Supervisors, Superior Court Case No. 13930,
seeks to remove the growth initiative from the ballot before the
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Vovember election. Specifically, the lawsuit charges that the initiative
1) improperly directs the board to enact laws, but does not enact a
aw itself; (2) violates state general plan law; and (3) does not take
nto account the regional welfare in cutting construction in Riverside
County.

Jther Counties

Meanwhile. important elections are scheduled to take place in
ther counties in November. Most interesting is San Diego, where
“itizens for Limited Growth has already placed a strict growth
aeasure (calling for a cap of 4,000 residental units per year) on the
ity ballot, and is in the process of qualifying another measure on
he county ballot.

Both the San Diego city council and the county board of supervisors,
owever, are expected to place measures on the ballot to compete
7ith the siow-growth initiatives — and these measures, too, may be
trict. The city council, for example. is considering endorsing a
1allot measure that would retain the city’s current restriction on

residential growth of about 8,000 units per year. Both bodies are
expected to develop plans for the ballot during July.

In San Luis Obispo County, a citizen group asked the board of
supervisors to place a growth measure on the November ballot even
though the group had not gathered the required signatures. The
measure would restrict residential growth in the county to 1.7% per
year — effectively cutting new units from more than 1.500 to less
than 500 in unincorporated areas. The proposal would also seek to
protect prime agricultural land from development.

Instead of placing the measure on the ballot, however. the supervisors
asked Planning Director Paul Crawford to convene a task force to
deal with growth issues. The slow-growth leaders are expected to
participate in the task force but also gather signatures for a special
election sometime in 1989.

Growth-control action is also brisk in San Bernardino County.

An effort is being made to place a growth initiative on the ballot in
the City of San Bernardino, while the county recently broadened a
staff growth-management task force to include five public members.
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THE DEVELOPMENT MONITORING SYSTEM (DMS): COMPUTER
TECHNOLOGY FOR SUBDIVISION REVIEW AND GROWTH MANAGEMENT

by James A. Kushner

James A. Kushner is Professor of Law at Southwestern University School of Law in Los Angeles, Califormia. He served
as court-appointed referee in Coalition For Los Angeles County Planning In The Public Interest v. Board of Supervisors.
Professor Kushner is the author of Government Discrimination (Clark Boardman Company, Ltd. 1988), Fair Housing
(1983 Supp. 1987), Housing and Community Development (1981 Supp. 1985), Apartheid in America (1980), and
numerous articles on urban planning and constitutional law.

e Newest Approach to e Effective Monitoring of
Growth Management Infrastructure Capacity
e Advantages of the
Development Monitoring System

(The latest development monitoring and approval process uses computer technology to assure that decision-makers
approve projects only when adequate infrastructure capacity is available. Planning evolution has produced a system to
unify plans, zoning, capital facilities financing and the subdivision approval process. This system was developed in
response to a judicial challenge to the comprehensive plan of the County of Los Angeles, California, in Coalition For Los
Angeles County Planning In The Public Interest v. Board of Supervisors, Civ. No. C-366464 (Cal. Super. Ci. Apr. 28,
1987). This article analyzes current litigation over problems faced in the traditional land use planning and development
control process, explains the Development Monitoring System and compares it to altermative systems of growth
management. )

Introduction

The same Los Angeles that has been used during
the past generation to warn the world about the
dangers of overpopulation and the failure to engage
in comprehensive urban planning may be taking the
lead in developing the most advanced planning sys-
tem for assuring that development not outstrip infra-
structure capacity in the next generation. The Los

Angeles County Development Monitoring Svstem
(DMS) utilizes computer technology to determine
capital facility supply capacity and demand placed
upon that system by each approved and proposed
development. The computer warns decision-makers
when demand exceeds capacityand instructsplanners
on system capacity expansion to meet projected
demand. This article describes the events and litiga-
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tion leading to the creation of DMS, analyzes the
advantages of DMS over other systems of growth
management, and provides comprehenswe coverage
of DMS functioning and technology.

Under the traditional land use planning process,
local government regulates land by first executing a
master plan for community development, generally
designating the policies for community development,
the projected population, location of roads and other
facilities and siting of different types of land uses such
as residential, industrial, commercial, agricultural,
open space, and recreational. California law refers to
the master plan (also called the comprehensive plan
in other jurisdictions) as the “General Plan.” Next, a
zoning map is adopted, whereby each area is specifi-
cally classified according to height, bulk and use.
Each residential, commercial, and industrial area is
thus zoned according to intensity, planning detached
single family home areas, multifamily districts, or the
more common clusters of mixed uses of commercial
and residential intensity together with parks, schools,
and other public uses. This zoning scheme should be
consistent with the master plan. Finally, specific
projects are approved under a system of subdivision
approval.

It is in the subdivision approval process that the
community assures proper neighborhood planning
and adequacy of facilities and infrastructure such as
roads, schools, water, sewage, police and fire protec-
tion, and parks. Upon subdivision approval and plans
consistent with the zoning district, a building permit
may be issued. Communities may also adopt capital
improvement budgets which are aimed at the financ-
ing and expansion of infrastructure to accommodate
future growth in conformity with the master plan.
Ideally, financing the expansion of capital facilities
should occur at the same rate projected for develop-
ment demand so that development can finance facili-
ties expansion, expansion satisfactory to accommo-
date proposed development.

Unfortunately, due to escalating costs, limited tax
revenues, and conservative legislatures concerned
about burdening taxpayers and accommodating de-
velopers, communities often falter in the financing of
infrastructure and adherence to the development
intensity established by the master plan. The subdivi-
sion approval process often becomes very subjective
and political in the approval or denial of proposals.
Too often, pet projects sponsored by powerful devel-
opers or projects anticipated to contribute needed tax
revenues are approved despite inadequate facilities.
Eventuallytheresult iscongested roads, overcrowded
schools, inadequate sewage treatment and parks,
insufficient water and unclean air. The Development
Monitoring System established in Los Angeles
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County helps identify many of these problems. Ad-
vantages of DMS over present methods should facili-
tate effective citizen participation in making the
monitoring of development approval understandable
and should promise to discourage political action
which can no longer cloak plan inconsistency in lofty
rhetoric.

Comprehensive Plan Adequacy: Litigation in
California

After fourteen years of litigation over the ade-
quacy of the comprehensive plan for the County of
Los Angeles, California, the Superior Court in Coa-
lition For Los Angeles County Planning In The Public
Interest v. Board Of Supervisors, Civ. No. C-366464
(Cal. Super. Ct. Apr. 28, 1987) has approved plan
amendments, passed by the Board of Supervisors by
resolution on April 21, 1987, establishing the most
innovative plan implementation system to date. The
plaintiffs, an organization of homeowner groups and
citizensconcerned with landuse planning and the lack
of development standards in the County of Los
Angeles, brought suit to force the County to develop
a system that would implement the lofty goals of the
community’s comprehensive plan. Despite plan
promises to assure facilities and infrastructure ade-
quate to accommodate new development, avoid ur-
ban sprawl, and impose development costs on new
development, Los Angeles County, the plaintiffs
charged, was simply approving what developers re-
quested with little concern for the adequacy of roads,
schools, and water. What was sought was an implem-
entation strategy to assure compliance with the goals
and standards set forth in the plan.

Deficiencies in the General Plan

The litigation tested the legality of the 1980
General Plan of the County of Los Angeles. More
specifically, the trial judge focused on the consistency
of the plan and its implementation strategy with
regard to undeveloped land within the ““urban expan-
sion areas.” The areas undergoing the most rapid
growth were Malibu, the San Fernando Valley, Santa
Clarita Valley, and the Antelope Valley, generally the
Northern ring fringe area to the City of Los Angeles.
These generally unincorporated areas lie within the
planning and development approval authority of the
Los Angeles Board of Supervisors rather than the
councils of the incorporated cities of Southern Cali-
fornia. In order to be consistent with the general plan,
the development of these urban expansion areas
necessitated the establishment of techniques to as-
sure that adequate infrastructure existed to support
any projected development and that development did
not occur prematurely or haphazardly. Consistency



also required the establishment of standards to allo-
cate the cost of urban expansion.

Development Qualification Procedure

The implementation strategy selected by the
County underthe 1980 Plan called for a Development
Qualification Procedure (DQP) which would moni-

tor development, provide developmental criteria,

and allocate the appropriate development charges for
off-site marginal development-generated costs. The
belated DQP ordinance, developed in an attempt to
meet the court’s objections, however, failed to estab-
lish quantifiable development standards, allocate
costs, or avoid premature development and failed to
address standards for the development of industrial
and commercial property. Although the DQP proc-
ess did permit the monitoring and review of residen-
tial development, it did not deal with the extensive
over-allocation of land, expansion areas far larger
than projected for planned development. The in-
tended role of the DQP was to assure that infrastruc-
ture capacity kept pace with development and that
new development would not impose costs on taxpay-
ers.

The Court’s Proposed Statement of Decision
(April 30, 1986) found the major deficiency in the
general plan to be a lack of standards and criteria for
new urban expansion. The Court envisioned a new
DQP to resolve the problem, one which would pro-
vide consistency between the mapped and textual
components of the plan. The Court directed the
County to adopt such a DQP containing specific
criteria consistent with and designed to carry out the
General Plan policy as set forth in the Implementa-
tion Chapter.

Goals of the Los Angeles County General Plan

The 1980 Los Angeles County General Plan,
General Goals and Policies Chapter, provided that
the plan “ensure that new development in urban
expansion areas will occur in a manner consistent with
stated Plan policies and will pay for the marginal
public cost (economic, social, and environmental)
that it generates.” G.P. [-21 (Policy 22).

The 1980 plan policy isto encourage development
towardareas with services or areas where servicescan
be extended, assuring marginal costs are paid by the
development. G.P., Policies 22, 23, at I-21, I-53.

The 1980 Plan states that the purposes of the
DAQP are to avoid costs of new development falling on
the County, districts or taxpayers, and for such devel-
opment to be safe and environmentally sensitive.
G.P. Technical Supplement at D-18. The plan also
speaks of quantified criteria, where the County may
choose to implement the plan through a case-by-case

cost analysis rather than through an area-wid e serv-
ices and development facilities financing plan estab-
lishing minimum service level facility capacity as an
alternative to an area-wide urban services plan ap-
proach. G.P. Technical Supplement at D-19.

The DQP concept included a data base of off-site
capital infrastructure supply capacity by service pro-
viders together with the demands of all existing and
pending development, permitting a simple determi-
nation at the time of development application as to
the adequacy of infrastructure. If the policy were not
to approve any development, despite plan and zoning
map consistency, unless adequate infrastructure were
available, the environment would tend to be indirectly
protected and infrastructure not overtaxed. No
means to plan capital improvements was available,
however, and the general plan remained distorted in
terms of realistically providing a guide to the: public
and developers as to where and when development
might take place. The petitioners argued that land
suitable for development might thereby remain unde-
velopable for unlimited periods, subjecting the
County to lawsuits by developers with takings claims.

The trial judge noted, for example, that twice the
land needed for projected development in the Ante-
lope Valley was programmed for urban expansion.
Absent a DQP, the judge found, the 1980 General
Plan could lead to “premature and unnecessa ry con-
version of open space land for urban uses” and thusan
internally inconsistent plan.

The County eventually adopted the DQP by ordi-
nancebutitlacked any criteria for infrastructu recosts
for police, parks, library and flood control and ig-
nored all but residential growth. The interirm ordi-
nance appeared to be a subjective case-by-case policy
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lacking standards, simply requiring the availability of
an “acceptable level” of water supply, sewage dis-
posal, education facilities, and fire service.

The resolution of the substantive concerns in the
challenge to the implementation program for the
1980 General Plan pertaining to the development
standards to be applied to the urban expansion areas
focused on three issues. First, allocation of land and
development level was to be consistent with popula-
tion projections contained in the Plan. Second, infra-
structure capacity was to be consistent with develop-
ment projections. Finally, new development was to
pay its fair share of costs generated.

Components of the Development Monitoring System

Frustrated with the failure of the DQP ordinance
to resolve the identified problems, the trial judge
appointed the author of this article to serve as referee
inan attempt to produce a complying implementation
program.

The resulting product, called the Development
Monitoring System (DMS) is made up of five basic
components. First is the Development Monitoring
System. The DMS is acomputer-based mechanism to
provide quantified analysis of both the demand for
off-site capital improvement needs generated by
project proposals and the existing capacity to meet
infrastructure need. Second are access rules to avoid
“leapfrog”-type sprawl development. Third is an
infrastructure supply program designed to plan infra-
structure capacity expansion. Fourth is an area-wide
development cap, and finally, a growth analysis com-
ponent allowing plan modification to reflect actual
growth performance. The following is a description of
the five DMS components:

Computer Analysis of Infrastructure Capacity

The Development Monitoring System is based
upon computer technology and replaces political
subjectivity with objective development criteria
linked to the availability of adequate services and
infrastructure such as roads, sewers, water, schools,
and libraries to assure that development remains
consistent with community plans. Los Angeles
County elected not to include parks, since the state
and local law provided for specific off-site park exac-
tion andbecause the Countyhas an extensive regional
parks system. DMS utilizes a computer base collec-
tion of infrastructure capacities and each new devel-
opment or development proposal is added to the
system so that decision-makers at every permit level
can instantly determine whether adequate infrastruc-
ture exists to accommodate any proposal. It differs
from the DQP ordinance in that specific quantified
demand figures were created based on service pro-
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vider experience or estimate. Thus, for eachresiden-
tial unit or square foot of commercial or industrial
development proposed, specific amounts of water
and sewage capacity, school and library facilities, as
well as generated automobile trips, are placed within
the computer base.

The road congestion component is designed to
mnterface with the County Roads Department com-
puter program which indicates whether the impact of
a proposed development will raise area intersection
congestion beyond the DMS standard. Where the
computer discloses a deficiency in any service, the
developer must mitigate the problem by scaling back
the project size, delaying or phasing the application,
or expanding the existing service capacity. A pub-
lished summary reference manual discloses the pre-
cise standards used to establish adequacy of infra-
structure capacity.

Access Rules to Prevent Urban Sprawl

The access rules are composed of a “‘1 mile rule”
that new development in urban expansion areas be
located within one mile from existing development or
existing service extensions, and a “Smile rule” provid-
ing that new urban expansion area development is to
be generally within five miles from commercial facili-
ties and employment locations.

Infrastructure Supply Program to Plan Expansion

A program to encourage and assist service pro-
viders with the establishment of a rolling five-year
capital improvements program to assure adequacy of
capital facilities to accommodate projected develop-
ment.

Development Cap to Comply with Population
Projections

A development limit whereby the maximum de-
velopment in each urban expansion area may not
exceed the population increase projection of the
General Plan. The residential growth limit is cast in
terms of dwelling units, while a cumulative tabulation
of commercial and industrial acreage is utilized to
ensure that development does not exceed that which
is required in order to accommodate the growth
projected by the General Plan for the year 2000.

Annual Growth Report Monitoring Development
Where development lags or exceeds plan pro-
jected population change or permit activity for two
years by 20 percent, a plan amendment will be consid-
ered. '
The developed system addresses each of the
concerns raised during the litigation and, further-
more, contains additional planning initiatives con-
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verting conflicts between planning and subdivision
approval into an organic system integrating the plan-
ning process and the development approval process.

Population -- Land Allocation Nexus

The County of Los Angeles elected to retain the
excess land allocations for development, exceeding
the population demand projection contained in the
1980 plan. As a mitigation measure to assure that
excess land allocation would not engender excessive
development, the County established a development
limit whereby the maximum residential, commercial,
and industrial development in each urban expansion
area may not exceed the population increase projec-
tion of the General Plan. This resolution allows the
County to enjoy the deflationary land economics
impact of “over-zoning” without facing the usual
concomitant of plan inconsistency. The County will
also prepare an annual growth report monitoring
development, andwhere developmentlags or exceeds
plan projected population change for two years by 20
percent, a plan amendment will be considered.

Infrastructure Capacity

The County amended the General Plan toreplace
the DQP component as an implementation device
with the Development Monitoring System (DMS).
The DMS computer base collection of infrastructure
capacities and cumulative development demand as-
sures that proposed development for County urban
expansion areas is supported by adequate infrastruc-
ture.

The DMS program, disclosing the cumulative
effects of all proposed and approved projects, will be
used by the planning department planning commis-
sion, and the board of supervisors. Where the existing
capacity for each of the measured capital needs is
inadequate to accommodate the proposal, the pro-
posal will have to be scaled back or phased until
infrastructure is expanded. The developer could
finance the next expansion level proposed for that
capital need, or, as in the case of traffic congestion,
the developer could make improvements to reduce
the service level to the DMS approved standard.

Overriding Concerns Provision

Where the project represents a de minimis impact
on the capacity problem, approval could be made
under an overriding concerns provision. The DMS
provides that overriding considerations are pre-
sented where the costs of mitigation are outweighed
by social benefits to be gained, and the proposal is
consistent with the General Plan. Overriding con-
cerns would require either a de minimis impact or the
presence of unusual circumstances. A finding of
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overriding concerns may be made solely by the Board
of Supervisors.

In addition, and to assure that infrastructure will
be adequate to accommodate projected demand, the
plan creates a program to encourage and assist serv-
ice providers with the establishment of a five-year
capital improvements program to assure adequacy of
capital facilities to accommodate projected develop-
ment.

Development Cost

The DMS plan avoided the complex problems of
assigning off-site capital and operating marginal costs
to specific developers and amended the General Plan
pohcy so that developers are responsible only for on-
site capual improvements and the costs of capltal
expansion where the existing capac1ty “of mfrastruc—
ture, mcludmg roads, water, sewage, . schools and
libraries, will not accommodate the proposed devel:
opment. Although this appears to present a radical
policy change in reducing developer obligations to
finance all marginal project-inducedcosts, it is signifi-
cantly mitigated in that developers are additionally
subject to alternative off-site infrastructure financing
obligations in the form of utilities connection fees and
charges imposed by special assessment or facilities
benefit district charges generated by flood control,
road improvements, and school facilities in the ex-
pansion areas.

Summary Reference Manual

To assure that the development process is based
on quantified standards, the County, under the DMS,
must publish a reference manual that discloses the
precise standards used to establish adequacy of infra-
structure capacity. The manual should contribute to
informing developers and the public as to where and
when development may be most easily facilitated and
an approximation of the costs associated with the
decision to develop in an urban expansion area where
capacity in a service has been reached. Service
provider capital improvement plans are included in
the summary reference manual. Capital facilities
costs and planning informs the public as to whether
infrastructure poses a development constraint and
should have the effect of directing development to-
wards tracts already serviced or in areas with the
greatest capacity for development, a side-effect per-
haps being a further reduction of “leap-frog” devel-
opment. Where service providers impoOse a user
connection or impact fee, or where improvement
districts are in place, the manual refers to those fees
andstates charges. The manual discloses thie approxi-
mate costs for capacity expansion associated with the
smallest facility acceptable to the service provider.



The summary reference manual will be reviewed and
updated on an annual basis.

Phasing--Contiguous Development and Timing
Development with the Availability of Services

It is likely that market forces will tend to have a
concentrating effect as closer-in development will
necessarily be encouraged by the higher on-site or
capacity expansion costs associated with more iso-
lated development. The price of contiguous parcels
may inflate to offset some of the incentive, but with
the planned excess land allocation and anticipated
competitive regional markets, land price inflation is
not likely to play a significant role and the access
standards should prove effective. In addition to
market constraint factors which would discourage
sprawl development, the plan amendments call for
five components to provide phasing and encourage
contiguous development consistent with and not in
excess of development level projections. First, the
development capwill assure that development ineach
expansion area will not exceed the level of increased
development projected in the plan. Second, the DMS
will tend to discourage projects with huge off-site
costs and assure that development is within existing
capital capacity. Third, the plan provides that new
development in urban expansion areas be located
within one mile from existing development or existing
service extensions. Fourth, a policy against sprawl
development is also contained in exempting “in-fill”
and urbanized areas from the DMS procedure. Fi-
nally, new urban expansion area development is to be
generally within five miles from commercial facilities
and employment locations.

The County will prepare an annual report pursu-
ant to the proposed plan amendment, monitoring
whether development is in harmony with the General
Plan. Where there is a 20 percent divergence for two
years in any urban expansion area, a plan amendment
will be considered.

Comparisons with Other Growth Management
Systems
Sewer and Water Connection Moratoria _
The response across the country to a failed plan-
ning process has been the passage of growth control
‘measures to slow or halt growth to either allow infra-
structure to catch up with need or deny the fulfillment
of projected growth. Some communities have respon-
ded with sewer and water connection moratoria -- at
best, temporary emergency measures. See, e.g.,
Smoke Rise, Inc. v. Washington Suburban Sanitary
Commission, 400 F. Supp. 1369 (D. Md. 1975), where
a threat to public health from inadequate sewer and
sewer treatment to accommodate great development
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demand led to a complete sewer moratorium pending
approval, and development of a federally supported
system, Swanson v. Marin Municipal Water District, 56
Cal. App. 3d 512, 128 Cal. Rptr. 485 (1976) where
California’s water shortage led to a temporary water
service moratorium; or Aimquistv. Town of Marshan,
308 Minn. 52, 245 N.W.2d 819 (1976), approving a
temporary development moratoria to permit com-
prehensive replanning and regulation of a commu-
nity. The result may be a denial of needed housing
and other development needs, inflation of land prices,
and in tight housing markets the result may cause
families to double up in units and illegally convert
garages and other space to rental housing.

Building Permit Caps

Building permit caps have been utilized by a
number of communities, often resulting in housing
price inflation as builders build more expensive
‘houses to make up the profits lost from declining
‘numbers of units, and buyers compete for a limited
supply of housing. See, e.g., Construction Industry
Associationv. City of Petaluma, 522 F.2d 897 (9th Cir.
1975), approving a plan for an annual building permit
cap to assure that development would not outstrip
facilities capacity; Pardee Construction Company v.
City of Camarillo, 37 Cal.3d 465, 690 P.2d 701 (1984),
also approving a permit cap strategy to limit growth;
or City of Boca Raton v. Boca Villas Corporation, 371
So.2d 154 (Fla. Dist. Ct. App. 1979), invalidating a
poorly planned aggregate dwelling unit cap. Land
price inflation may also make rental housing develop-
ment even less attractive.

Timed Sequential Zoning

Down-zoning to reduce development level is a
growth management techmque that also tends to
increase housing prices and in many communities
may generate increased sprawl and reduced densities
making non-automobile transit programs infeasible.
Timed sequential zoning, whereby permits are
awarded or development permitted as capital im-
provements serve the site, has been the most sophis-
ticated growth management system. See Golden v.
Planning Board of Ramapo, 30 N.Y.2d 359, 285
N.E.2d 291 (1972). Ramapo hasserved as a blueprint
for the past generation of community planning, add-
ing temporal phasing of development to coincide with
the one dimensional plan assuring capital facilities to
accommodate planned development intensity. The
Ramapo plan times development approval with the
capital facilities development plan. Typically, devel-
opers are awarded points for the availability of cer-
tain services with the developer able to obtain earlier
approval by making on- and off-site improvements.

.



Timed sequential zoning may also carry land price
cost inflation and the exclusionary effects of the other
older methods of growth limitation. The key is the
aggressiveness of the capital facilities planning proc-
ess which may take a generation to meet population
projection needs.

Advantages of DMS

Under the Development Monitoring System,
infrastructure planning and development approval
are linked to long-range population projection with
some land inflation impact mitigated by over-zoning.
While the system carries the protection found in
other systems, such as protection against over-taxing
existing facilities, it is far more sensitive to a free
market development system. DMS possesses a supe-
rior ability to accommodate development consistent
with market demand; moratoria, building caps, and
excessive down-zoning tends toward overkill whereby
good development as well as bad projects are
thwarted. Under DMS all projects within infrastruc-
ture capacity or those where capacity can be ex-
panded within the set limits may attain approval. The
centerpiece of DMS, the computer-run infrastruc-
ture capacity program, allows decision-makers and
citizens to have needed information on proposed
development and can result in more objective land
use decision-making. The resulting analysis of the
cumulative impact of proposed projects can be
adapted to any land use approval system.

The development monitoring system is superior
to other techniques in assuring the adequacy of infra-
structure. A point system may fail to assure adequacy
of every capital facility need. Systems such as down-
zoning, or height limit reduction, may not effectively
relate to capacity. DMS may also be fairer to devel-
opers both in giving fair notice as to where develop-
ment may take place and in seeking to expand infra-
structure capacity to assure that the comprehensive
plan projections may be achieved. Developers may
now rely on computer-based determinations of ade-
quacy of facilities and be relieved from the commis-
sioning of expensive consultant studies for individual
project proposals. While each growth control system
discussed is likely to engender political confrontation
between the regulated and the government, DMS

may be superior inreducing the appearance of subjec-
tive decision-making,.

Conclusion

The DMS system is a unique achievement in
permitting temporal phasing of development with
cgpital improvements, enhancement of the subdivi-
sion approval process by permitting assessment of the
impact of competing proposals, informed citizen
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participation, reduction of the political nature of the
development approval process, and encouragement
for geographically phased development. avoiding
sprawl. DMS may eventually spread like wildfire
once its concept is reported. While local newspapers
carried stories of the litigation, DMS was too sophis-
ticated for clear coverage by radio, television, and
courtroom reporters. Nevertheless, Santa- Clarita,
California’s newest city, plans to adopt DMS as its
plan implementation element, and a variation on
DMS is a ballot initiative growth control measure in
Orange County, California. A DMS addressed to
urbanized areas restricting measurement to street
congestion, sewage capacity and perhaps lower in-
come housing displacement also holds promise.
DMS provides many communities facing urban de-
velopment or redevelopment with an effective pro-
gram to manage urban growth. For further informa-
tion about DMS contact Norman Murdoch, Los
Angeles County Planning Director, or Ray Ristic,
DMS Project Director.

RECENT CASE
Supreme Court Clarifies § 1983 “Official
Policy” Requirement

In a 7-1 opinion, the United States Supreme
Court recently held that liability under § 1983 of the
federal Civil Rights Act, 42 U.S.C. § 1983, can not be
imposed on municipalities for isolated, unconstitu-
tional acts of its officials or employees where the
challenged action has not been taken pursuant to an
unconstitutional municipal policy promulgated by of-
ficialswith “final policymaking authority.” The Court
elucidated the “official policy” requirement first
stated ten years ago in Monell v. New York City
Department of Social Services, 436 U.S. 658 (1978), by
ruling that officials who possess only authority to
effectuate policy made by their superiors are not
officials with “final policymaking authority.”” City of
St. Louis v. Praprotnik, -- U.S. --, 108 S. Ct. 915, 99
L.Ed. 2d 107, 56 U.S.L.W. 4201 (U.S. No. 86-772,
March 2, 1988).

In Praprotnik, a management ievel employee in
one of the city’s agencies was transferred tc a dead-
end clerical position from which he was laid off the
following year. The transfer was a retaliatory meas-
ure taken by the employee’s supervisor, after Mr.
Praprotnik had successfully appealed a temporary
suspension to the city’s Civil Service Commission.
Mt. Praprotnik contended that his layoff resulted
from an unconstitutional city policy since his
supervisor’s decision to transfer and lay him off was
“final” and not subject to review by higher ranking
officials.

The Supreme Court did not agree with this posi-
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THE STORY OF MEASURE J —-

In 1978, voters in Santa Cruz County passed by
jnitiative ordinance what is probably the most ex-
tensive and effective county growth management
program in California. B8y almost any standard,
the program has been a success. How did it come
to be? What does it do? How has it been success-
ful? What lessons can be learned about citizen
action from this effort?

Introduction

Traditionally, Santa Cruz was an agricultural,
low income county, but in the 1960°'s it started to
grow rapidly and prosper. During the 1970's, Santa
Cruz was one of the fastest growing counties in the
country, experiencing an average annual population
groweth rate of 4.6 percent. The problems created by
this rapid groweh will not surprise -- the loss of
agricultural and rural land, traffic congestion,
sewer and water moratoria, rapid increases in
housing prices.

The pressures for growta, then and now, came
from the newly established University of California
campus north of the City of Santa Cruz, the explosive
expansion of Silicon valley just over the hill, and
the increasing pressure on coastal locations generally.
Plans and zoning during this time encouraged rapid
growth -- with much “success”.
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But in the late 1960's, awareness developed about
che need for environmental protection in the csunty,
and a political movement began taking shape. At fir-st
it focused on large, high-impact projects; an early
victory came in the County Supervisors’ reversal of
support for widening Highway 17. A major commercial
project at the  edge of Santa Cruz was also stopped,
and a citywide heignt limit was imposed.

Most imporctantly, the environmentalists won a
shift in the growth-is-good mentality -- especially
among local officials. In 1973 the Santa Cruz Cicy
Council got its £irse strong conservation represenca-
cion; in 1977, three cut of five County Supervisors
favorad serious efforts at growth control. Noneche-
less, those favoring rapid development and unrestricted
~free encerprise” were still influential, and hard-
fought battles occurred over specific projects and
electoral campaigns.

Growth Management in Santa Cruz
— The Pre-Election Strategy

8y 1977, it was understood by the new environ-
mentalist majoricy of the Board of Supervisors that
ad hoc programs would not work. In 1976, the Board
had adopted a population cap for the year 2000; buc
even by 1977 it was recognized that this limic would
he reached much earlier under existing land use
policies. It was agreed by the elected officials
and environmental activists that a dramatic program
was needed to get a handle on growth and bring it
under meaningful control as quickly as possible.  The
major growth control technique then in use seemed to be
delay and this was not only of limited usefulness
but subject to many justifiable criticisms.

There were great concerns, however , that t=oe
development community would mount a2 pol itical efIzzs
against any strong growth management sy stem, anc Ine
likely outcome of such a campaign was very unclear.
Among other problems was the difficulty in restzizz-
ing the construction of single family homes on
vidual parcels. No other growth management sSysTaz
in the state had been able to restrict single fa=-lv
home development. Yet in Santa Cruz County, al=csst
85 percent of the development was of thris type.
Moreover, there was an awareness of the legal prcsliem
which the Board majority would face if chey adopsted
a strict growth management system. How could it ==
done?

In June of 1977, the Board of Supexvisors &iz-
ected the Planning Department to prapare a series =T
reports on the effacts of growth on the County ani
the options available for managing ict. These rez<Is
were intesnded to serve as the lecal and oolitica.

rationale for a growth management DITGI am.

However, while these reports wers iIn process
(they were released serially), opposition to the
three liberal, environmentalist SuUpesvisSOrs grew.

The opposition was based in the development commimily
but used the liberals' alleged positioms oOn SOCIi-
issues, like welfare, to create public antagonis=.

In the latter part of 13977, a recall campaign was
launched against all three Supervisars. 3y Febriars,
it was clear that the campaign had gacered eno
signatures against two of the Supervisors to for
a June election. The recall against I=e thizd, =7
Patton, was dropped but he was up Ior —eelection o
June anyway. The rationale for growth managment =2s
coming inte place, but the political fowundation =is
in jeopardy. .
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The Choice of an Initiative Measure

In Febzua:y/Mazch 1978 che anvironmentalist
of Supervisors decided thac

a,ority on the poard
ney could not adopt an effective growth manage-

ent program by ordéinance even though the gzound-
ork for such a system had been laid by the reports.
‘irst, the recall election made any major new
egislation difficult. The opponents would accuse
hem of forcing unpopular changes on an electorate
:hat no longer ‘supported them.

second, it was clear that the development
ommunity would pull out all stops to overturn a
:cmprehensive growth managementc system which im-
yosed a low growth rate. while a majoricy of the
ieocple probably supported growth management gener-
Wlly, any specific, comprehensive, untried programs
imposed by a 3-2 Soard vote could be easily distorzted
ind maligned as part of the election campaign.

The Board majority retained tieir cenviction
that a majority of the population in the County
sucported meaningful growth concrol. How could the
Soard finesse these political weaknesses to reach
their strength? The answer decided upon was to
draft an ofdinance of general policies which would
be placed before the electorate and which mandated
preparation of a specific growth management system
and provided policy direction ta it. The dedate
csuld be focused on the real issues of growth, with
good defenses against both vagueness and specificity.

Measure J: The Growth
Management Initiative '

Measure J, as this ordinance was labelled on
the ballot, had three purposes. The f£irst was to
provide the solicy basis for a stIong, comprehensive
growth management progIam. The second was to show
chat there was majority public supoort for such a
program. And chird was to appeal to the pro-growth
sanagement sentiment in the ccmmunizy in a general
way in order to help defeat t=he recall.

Using general stacements of policy, rather
chan detailed "legalese", Measuze J set out tnle
negative effects of rapid growth (thus esctablishing
s legitimace public purpose for zegulaticn), and a
series of six key policies to Be followed in managing
development -- and it reguired =ne Csuacy Supervisors
t2 pass an implementing program wichin six months of
the measure's passaqge.

Probablvy the most imporIant solicy in the
ordinance was the requirement that =he 3card of
Supervisors annually set a gopulacion growth rate,
sucn rave to reflect the Councy's fair share of
c~e Stace's growth. “Fair share” was not defined
and., contzrary to pogpular relief, Measure J did not
sat a low growth race. It simply reguired thac
a race he sat every vear, cherenv keeping the

.ssue sublic and soiizical.

_ Gther major golicles regquired twie grocection
of agriculrural land, zhe adopticn of an ursan/
-al boundary ian order to discourage ruzal devel-
_meat and to concentIace development ia the urdan-
.zaed are=as, and the protection, whers feasizle, of
s=a County's natural resources.

"

The most specific policy, latez < become .
also the most controversial, was the reguirement =
that at least 15 percent of all newly conszructed
housing be affordable by those with average and
below average incomes.

The housing policy was inecludeé for several
reasons. Tirst, prices in the county were pushing
out a segment of a mixed communiszy ané enly 2 speciii
requirement could halt this pattern. seecnd, housing
activists focusing on renters' concerns Rac Dbecome
a political force in the City of Santa Cra= and .
environmencalists had develcped a working relacion-
ship with tfem. Third, the measure's auUTnSXS had a
keen awareness of the legal imporzance of a strong
affordable housing policy. in order o ensuxe that
the growth management program would not nave the
effect of excluding those with lower incsmes.

c

The 1978 Election Campaign
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The campaign around Measure J
non-concroversial, surprisingly s ¢
importance of the outcome. Wizh hun
of dollars and thousands of aczres 2T 3
was spent for the measure, and $2.3=%
The develcoment communicy cpgosed LT
hard to mcbilize a greac deal of gu=
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also have been a concernl on ne part of Lus copponents
that growtil management was a sepulaz pusioc isSsue anc
to attacik it too sctrongly might telz e L:zeral
Supervisors. ’

Inszead. pzo-develc;mené interests ccncentraced
their fire on the recalls, arming at ne secple
inscead of the policies. They spenc a whncoeing
$106,00Q, this in 1978. (Supporters sf —ne Super-
visors up fSor reczll respendec in xwnd
amount, with $31,000.)

If voters wWere tO De <ons
and the candidactes would w1t or
would chey do?

1sTenst, Thme LniIlatly
L

Conr. on page =



on Sune 8, 1978, Measure J passed by a 54 percent
a1 countwide and the two environmentalist Super-
ware racalled by the thinnest of margins: Ed
z, San Lorenzo Valley, lost by just 30 votes;
léwin, Live Qak, by a few hundred. Evidently,

t© four percent of the voters were splitting their
pallots. wny? For one thing, Proposition 13, the
sropositicn 13, drew irate conservatives to the polls
in droves. Many of these conservatives want to coantrol
growth, vet do not like liberal Supervisors. The re- '
call zampaign had emphasized "welfare fraud® and "big
spending”. Clearly, the incumbents were not recalled
because of their growth management positions, and the
elecszion illustrates the importance of initiatives in
measuring real voter thinking on an issue.

Implementation of Growth
Management - Fact or Fantasy?

Afzer the June election, the new majority on the
3card of Supervisors was in a difficult position.
shilosophically they cpposed growth management and
&id net want to implement Measure J. On the other
nhand, they csuld not ignore its passage. They were
lagally obliigated to impiement it, and Supervisor
2acezn, who had been rzelected, was an informed and
agzressive advocate Ior implementation. What wouald
chey dg¢?

The supporters of growth management were also in
iculs position. There was a public mandate for
management, buz they had lost the majority of

3card cf Superviscrs and Measure J was a rather
Could they bring about the
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Initially, both sides agreed. Since Measure J
rowth management system, there would be
over, it would be developed within the time

when January 1373 rolled arsund and major gortiens
of zme system had not Zeen approved, environmentalists
: e Csuwaty t©o cczgel the full implementaticn of

7. This placed even more pressure oa the

s J
Sucecvisors 2 make e hard decisions.
what =nen, resulted from all the activity?
e Acc:icultural —and Preserxvaticn: The Soard-

o ed agricultura: task fcrce was dominatad by
~servacive farmers and landcwners who, while sup-

:ve of zroteczing agracultural lands which were
ically productive, wers strongly opposed to
710G Jpen space .and by requlacion when the
lsuzal viab:ilozy was, La their view, specula-

r aconomically zcn-existent. ?Philosopnically,
zitude was wnat if people wanted oven space

d suy it. They tended o ze gquided by

s of the a2ffscted property owners in making

3]

Maps :dencifving he agricultural lands to be
e sze based on strizt delinizions
agriculizural productivity. This reduced signi-
azly =he potancial area, eliminacing large
acreages of grazing .xnd as well as many lands poten-
in agriculzurzal use or in small parcels. On the
s2mer hand, the staii racommended extremely protective

solicies %o preserve the designated agrizwultural lands.

which covered significant areages. fortunately, the
task force did not oppose them.

e Growch Rate: In the report prepared on popu-
lacion groweh rates, the staff proposed tiTee alcer-
sacives -- a lcw growch race of 1.1%, a noderace

growch race of 2%, and a high groewth raze of 3.2%.
(Z= should be ramempered that the Csuncy nad been
growing at a 4.5% average rate.)

Superviscr Patten and envircnmental aczivists
argued vigorously for the low growzh zate. Repre=
sentatives of the develogement communiity, Shough
opposing all growth rates, favored the higi racte.

Zowever, they did not lobby stroagly, Since iz was
claar to all that Measure J had passed in order 2
slow growch and, probably, because two oI Ihe more
conser-vative Supervisors had been slected as a
zesult of the racall and Zaced ancther el zicn i

D INTIN' ]

1380, the Board majority did not wanc o
chemselves with high growth. The 2 perc
rate was ultimately adopted, wizh Superv
in cppositicn.

»
[}

e 3uilding Perm:iz Allocation Svstem: Ornce

=he growth rate vas adopted, stail czaverT=2d it
into allowable number of building permits which
czuld be issued. The next step was 0 de Termine
h“ow to allocate these permits -- Setween ‘=Iban and
~:ral areas, and becween large and small Z=zdjects,

axample. 1= was also necessarsy I3 caTsraine
-

[}]

1ch applicants for permits would recelve chem ==
fcr example, fi-st come, Iirst served ==
ng system: < Dy geograpnical are

-

as. ZeciLsions

on this system were ne TRorniast and aCS T drificul=
for the 3c0ard of Supervisors to Trake ané c=cobably
entailed the grsacest amount of SiscussiS,. However,

the most Lmportant policy decision nevers —ecace a
sublic issue: =zne Planning stacl assumec :na; the
growtnh management system woulZ cover all —susing
evelopments, wncluding single-famaly hc=es on
single lots, and never rzised any aiz 2 T =2
ch:is. (No one alse 4id eitcher.)

o

The allocac:ion

H
sroblems. as will any system whizh Ras I3 say no, &

a fair manner, zo -eople who wanc I3 buzi . It

1 Zevelcpmenc and
cantains a4 higher rate of gIswel .n tle ‘2IZan area
zhan 1n the -—ural area. -

covers, nowever, all residancia

Cont. on page 5
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_ e Urban/Rural Boundary: Since Measure J
required concentration of growth in urban areas,
it was necessary to define the boundary of these
areas. StafZ proposed an urban services line to
represent the limit of urban development to 1990.
No urban services were to be provided outside this
line. Supervisor Patton argued that the line should
provide for urban growth beyond 1990. Since resi-
dents in areas around the line tended to be mostT
concerned about the expansiocan of higher density
urban growth in their neighborhoods, the Supexz-
visors ultimately amended the line in relatively
minor ways and, in some instances, even reduced
the urban area in response to specific cemplaints.

e Rural Land Divisions: The creation of new
parcels of land in rural areas had been one of the
most controversial issues prior to growth manage-
ment. DPrevious Boards of Supervisors had approved
widespread subdividing of rural land with little
environmental knowledge or concern. There were
already encugh parcels to almost double the popu-
lation of the County if each one was built upon,
and environmental activists had focused much of
their energies through the years:on controlling
the number of new parcels created. Through the
late sixties and early seventies, standards gov-
erning subdivisions changed and the interpretation
of the standards also changed. 3y 1978 the regu-
latory climate was so uncertain and confused that
sven land owners were calling for some standardi-
zation in the review process.

Measure J provided the copportunity to imple-
ment a more certain regulatory procedure. The
staff proposed a rural development "matrix” which
would be used to evaluate rural land division re-
quests. Each application would receive points based
on environmental and hazard factors. Ffinal allowed
parcel size would be determined from a total peint
score and the underlying general plan designation.
After pressure from environmentalists, an absolute
limit on the number of such subdivisions allowed
was eventually aporoved.

e Affordanle Housing: The majority of people
appointed to the Housing Task Force by the Soard of
Supervisors ogposed government interference in the
private housing market. However, the afliordable
housing advocates arsued coavincingly that, if the
158 affordability recuirement was not met, all
housing construction in the County could te halted

by court orcer. As a result, the effort focu
all available tools for producing afZozdable !
Three major programs were proposed. First,

was to aggressively pursue and encourace fed
subsidized hecusing projects. Second, in all
ments of five units or more, at least 15% of
were to be afiordable to low and modexzate i

families (inclusionarxy housing). Finally, a
fee® would be imposed on all projects Izom ore

units, the revenue from which would e used <z
affordable housing.

Although the inclusionary housing prograz was
anathema to the building induszry and contrary =
the philosophy of the Board majority, the entoz2
program was finally approved, probably because .3
seemed to be the only alternative. The housiny I2e
e

3am

became very controversial, was later =T led iilezza’l
by the local csurt, and was not appealed by =nz Zcarz.

Assessing the System

By June of 1979, only five months lace,
management sysiem was essentially in place.
pro-development majority mean a weak system?
prisingly, the system adopted may have been
and more restrictive than what would have res
if an environz=entalist majority had contzalied
Board of Supervisors. A number of fac=oars mace
happen:

(1) The citizen environmentalists were ==_
organized and constantly active. Thev got pe
to public meetings, were very vocal, and wers
agitating for a streng system. They also Xegs: -
close contact With friends, parzicu
on the Board cf Supervisors and ini
which threatened to stop all constr
Board did not fully ané correctly LI=T

o
BTN SR

fa gt -

(2) Trhe planaing staff, tucked
and the activists, also plaved a crzci
their interpretation of the intent of
alternatives =hey proposed:

(3) The ainority of env.r
were well infcrmed and policzicaily a




(4) The majority of the Board and the pro-
development community in general did not parzicipate
efieczively in the prscsss. It was almost as if they
thought that because they were in the majority, the
result would autcmacizally raflect their concerns.
Developers as a rule fight hard but irregularly, as
ne=ded for their own specific projects while envi-
roamentaliscts fight for general principles. Perhaps,
as wizh some national envixcnmental laws, the prob-
lems were not clearly pezcsived till later, at which
time a greater lobbying efZort develops. At most,
developers played a reactive role in terms of the
proposals presented and never txied to take control
of either the process or the outcome; and

(5) The passage of Measure J by itself creaced
a polirical climace wnich =ade opposition to & mean-
ingful program difficult. Zvery actampt to weaken
the system was actacked as a slap at the will of the
electorace.

What’s Happened Since 1979

The adoption of a meaningful growth management
svstem provided no guarancee that it would be ef-
fectively implemented. %hile the environmentalist
strategy was to push for consiscent follow-through,
it was recognized that if the 30ard majoricy did
nct change in 1980, tne conservatives would probably
figure cut how o uncermine the system. In fact, the
Scard majority did change in 1380 and the supporters
of managed growth were back in control. :

It ig an indicacion of the streagth of the system
that the new majority did lit=zle to change it after
1980. ©n the other hand, azzempts were made to weaken
i=. The conservative majority put an ordinance, spon-
sored by the building induszxy, cn the ballot to
increase the growch rate in the name of enerxgy conser-
vacion. This was defeated. The development community
also cried an initiative which would have increased
the growth rate. It did not even receive enough sig-
nactures to ge=t on the ballot.

County, I think the answer Is, clearly, ves.

Has Growth Management Succeeded
~in Santa Cruz County? -

Both in its own terms and in terms of signi
cantly cutting and regqulating the growth of Tne

<

~——

has succeeded because most cZ the system's cT=ponencs
no longer generate controversy and because e
community as a whole now acTepts growth manacement

as a normal and expected part ¢of life. It nas beccae
woven into the fabric of cczmunity life.

The key factors for Measure J's succmss have

been:

(1) The existence of a copular base of supvcr:
in the communicy for grswth managexzent. A
majority of the people Zelieve thac 1% 2
desirable and important o control and Ll.3iT
private land development.

(2) Organized citizen action favering gIowetn
management has been cruc:ial. In the csurts,
during election campaigns, and at publis
hearings, citizen activists have made pudlic
participation count. While particular azTi-
vists may come and go, it has been reczgnized
that, in order to succeed :in the long T,
citizen action must ¢ontinue. ’

(3) There was the asility te draft ordinmances,
and frame political camgaigns in order I3

appeal to oopular concerns. In other worls,

the environmencalists have had the comgezence
to know how to get what they wanted; and

(4) There has also been the ability to undex-
stand the place of iniziacives and refezenda .o
the larger political contexts as one ef a2 numTer
of tools, wnich alsoc ‘include vigorous eilscIico-
eering, lobbying, and l:tigating.

Cont. on pages 3




(3) There was the ability to draft ordinances,

and frame political campaigns in order to appeal

to popular concerns. In other words, the environ-
mentalists have had the competence to know how to
get what they wanted; and )

(4) There has also been the ability to understand
the place of initiatives and referenda in the larger
poli:ical concexts as one of a number of tools,
which also include vigorous electioneerging,
lobbying, and litigating.

Two final comments. First, Santa Cruz County's
growth managemenc does not deal directly with economic
development, i.e. the creation of jobs. Since economic
growth is the major stimulant to population growth and
since the electzonics industIy may now expand tremen-
dously in the County, the response to economic develop-
ment pressure curTently represents the greatest
challenge to the growth management program. Managing
land for residential growti may force long commutes
or become politically impossible unless land is also
managed for job growth. .

Second, the growth management system represents
only one aspect of land use requlation. The general
plan, local coastal programs, individual land use
policy ordinances, programs to provide public services,
and financing stsuctures are all part of the total

picture. Decisions in these other areas may SUppert

or undermine the growth management systam and they all
have been significant battle grounds between he
forces favoring rapid development and those seexing

to control it. -

What is the result of all this effort? 3V a
democratic process, the usual rules of the develcpment
game in this ccunty have been revoluszionized, grotec
the environment and the guality of life of Sanza cxu
County for this and, hogefully, future generzzions. IZ
we have done our job responsibly, as I believe we have,
other places can implement similar schemes ts tTheir
advantage. Some progress is, indeed, progress.

e

Sherman Lewis, Regional Exchange co-editor, and
Larry Orman edited Mr. Schiffrin’s more exrensive
original report which is available from POS for 32 per

copy.

People for Open Space
512 Second Street '
San Francisco, CA 94107
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17.01.010 - 17.01.020

CHAPTER 17.01

GROWTH MANAGEMENT

Sections:

17.01.010 Purpose
17.01.020 Findings
17.01.030 - Policies .
17.01.040 Growth Management Syste

17.01.010 PURPOSE. One purpose of this Chapter is to state
clearly various policies which should govern the future growth and
development of Santa Cruz County. A further purpose is to provide
for the enactment of a Growth Management System to regulate the
character, location, amount, and timing of future development so &s
to achieve the stated policies. A further purpose of this Chapter
is to provide for increased housing opportunities for persons with
average ané beloW average incomes who wish to reside in Santa Cruz
County. Finally, it is the purpose of this Chapter to protect the
public health, safety, and welfare by regulating the future use and
development of land in Santa Cruz County. (ord. 2561.1, 7/5/78)

17.01.020 FINDINGS. It is hereby found and determined as follows:

(a) Rapid Population Growth. Santa Cruz County is one of the
fastest growing counties in the State of California and in the
United States. Since 1970, Santa Cruz County has experienced &
rate of growth which has been at least twice that experienced
by the State of California as a whole.

(b) Continued Growth Likely. It is likely, absent the
enactment of a Growth Management System, that Santa Cruz <County
will continue to experience an extremely rapid rate of
population growth, at a rate forecasted to be approximately
twice the rate experienced by the State of California as &
whole.

(c) Santa Clara County Plans for Santa Cruz County to GZ ow.
It is particularly likely that Santa Cruz Countyv wiil continue
to experience rapid population growth because jurisdictions in
the adjoining Santa Clara Valley have provided, in their
General Plans, and in their other planning policies, tc
generate a demand for new residential housing which such
jurisdiction plan shall be located in Santa Cruz County.

(3) Environmental Damage and Economic Effects. Rapid
population growth and development 1S causing extremely serious

. adverse environmental and economlc effects, some of which are
specified below:

(Rev. 1/84) o 17-1



17.01.020

1. Loss of Agricultural Lands. The County possesses
significant agricultural lands, including prime
agricultural lands, and agricultural lands which, while
not defined as "prime", are economically productive or
potentially economically productive. Such agricultural
lands are a local, state and national resource, which
should be preserved. These agricultural lands are being
lost to development, and the continued viability of
commercial agriculture in Santa Cruz County is threatened
by rapid population growth and inappropriately placed
development.

2. Mineral and Timber Resources. Rapid population growth
and development alsoc threaten the timber harvesting and
mineral industries which are significant factors in the
County's economy.

3. Fish and Wildlife Resources. The County has other
important natural resources, including wildlife,
anadromous fish, and unique plant communities, which
should be preserved; these are endangered by rapid growth
and inappropriate development.

4. Marine Habitats. Coastal lagoons and marine habitats
which snould be preserved for their economic and biclogic
value are being degraded and destroyed by rapid population
growth and inappropriate development.

5. Air and Water Quality. Rapid population growth and
development are causing the degradation of Santa Cruz
County's air and water quality and threatening the healthn
and well-being of present and future residents.

17-2 (Rev., 1/84)
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6. Scenic and Aesthetic Resources. The scenic and
aesthetic qualities of Santa Cruz County are being
destroyed by inappropriately placed development.

7. Water Supplies. The "safe yield" capacity of natural
surface and groundwater sources is being exceeded in many
areas of the County, causing water supply and water
quality problems which will be irreversible or extremely
expensive to correct. Overpumping of the Pajaro Valley
groundwater basin, in particular, threatens future
agricultural water supply and, consequently,. Santa Cruz
County's commercial agriculture.

(e) Cost of Services. Rapid population growth and development
has expanded the demand for governmentally-provided services
beyond the ability of the public to pay for and provide such
services. Specifically, in many parts of the County the public
is unable to pay for, provide, or maintain adequately the

following services required by new development:

1. An adequate number of elementary and secondary school
classrooms and teachers;

2. Adeguate law enforcement and fire protection;
3. Adegquate roads, < sewers, and water.

School overcrowding, traffic congestion, higher crime rates,
and increasingly inadequate water supplies, roads, and sewace
facilities will be the result of continued rapid populaczion
growth and development. These problems are greatly accravated
when new development takes place in rural areas rather than in
areas where urban services can be provided at less cost to
taxpayers.

(£) Housing Crisis. Santa Cruz County is experiencing a
housing crisis. Increasingly, persons with average anc bel ow
average incomes whose work or other connections with the County
of Santa Cruz lead them to wish to live here are unable to
locate housing at a price they can afford.

Economically disadvantaged citizens are increasingly exclucded
from living in Santa Cruz County. The increasing demand for
housing in Santa Cruz County which has accompanied the rapi d
population crowth and development now taking place heas
aggravated the housing crisis, and any dgrowth manacement sy stem
designed to minimize or prevent the problems caused by rapid
population growth and development must simultaneously provi de a
positive. program to increase the availability of housing for
geople with average and below average incomes. (Ord. 2561. 1
/5/78)

(Rev, 1/84) 17-3



i 17.01.020 - 17.01.030

17.01.030 POLICIES. The findings made in this Chapter identify
environmental, economic, and housing problems caused by or
associated with the rapid population growth and development of
Santa Cruz County. It is hereby determined that in order to
minimize or eliminate such problems, and to assure the public
health, safety, and welfare, the following policies shall guide the
future growth and development of Santa Cruz County.

(a) Preserve Agricultural Lands. It shall be the policy of
Santa Cruz county that prime agricultural lands and lands which
are economically productive when used for agriculture shall be
preserved for agricultural use.

(b) Distinguish "Urban" and "Rural" Areas. It shall be the
policy of Santa Cruz County to preserve a distinction between
areas in the County which are "urban®", and areas which are
"rural®”. Divisions of land in rural areas shall be
discouraged, and new residential developments shall be
encouraged to locate in urban areas.

(c) Urban Area Protection. It shall be the policy of Santa
Cruz County to insure that new development in the
unincorporated "urban® areas does not proceed without the
provision of adegquate services which will enhance the quality
of life for current and future residents of these urban areas;
the County Capital Improvement Plan shall reflect this
commitment.

(d) Annual Pooulation Growth Limit. t shall be the policy cf
Santa Cruz County to set an annual population growthafor this
County which shall limit growth to that amount which represencs
Santz Cruz County's fair share of each year's statewide
population ¢rowth.

17-4 (Rev. 1/84)




17.01.030 - 17.01.040

(e) Housing for Persons with Average Incomes. It shall be the
policy of Santa Cruz County that at least 15 percent of those
housing units newly constructed for sale or rental each year
shall be capable of purchase or rental -by persons with average
or below average incomes.

‘ (£) Resource Protection. It shall be the policy of Santa Cruz
County to prevent the division or other development of lands
which contain timber resources, mineral resources, and wildlife
habitat or other natural resources, except when any such
. development is conditioned so as to prevent the loss of or

: damage to such resources. (Ord. 2561.1, 7/5/78)

17.01.040 GROWTH MANAGEMENT SYSTEM.

(a) Within six months of the date this Chapter becomes
effective, the Board of Supervisors shall enact, by such
ordinance, or ordinances as may be required, a Growth

Management System to regulate the-character, location, amount,
and timing of future residential and other development in Santa
Cruz County. Said ordinance or ordinances shall provide £ or
the establishment, each vear, of an annual population growth
goal which shall limit population growth during that year to an
amount which represents Santa Cruz County's fair share of
statewide population growth. Said ordinance or orcdinances
shall likewise carry out the other policies and provisions
specified in this Chapter.

(b) The Board of Supervisors may, from time to time, amenc any
ordinance enacted by them to carry out the provisions of this
Chapter. No part of this Chapter, however, shall be amendec or
repealed except by a vote of the people.

(c) If any portion of this Chapter is hereafter determinedc to
be invalid, all remaining portions of this Chapter shall remailn
in full force and effect and, to this extent, the provisions of
this Chapter are separable. (Ord. 2561.1, 7/5/78)

' A
%
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PLANNING DEPARTMENT COUNTY OF SANTA CRUZ

GOVERNMENTAL CENTER 701 QCEAN STREET  SANTA CRUZ, CALIFORNIA 95060

AGENDA: JUNE 15, 1988
June 3, 1988

Planning Commission

County of Santa Cruz

701 Ocean Street

Santa Cruz, California 95060

Re: 1988 GROWTH RATE RECOMMENDATION
Members of the Commission:

Since the adoption of Measure J by the voters in 1978, the Board of
Supervisors, on an annual basis, has set a fair share growth rate for
the County. As part of taking that action, the Planning Commission
reviews the staff report and recommendation and makes its recommenda-
tion to the Board.

While the process for setting a growth rate would normally be com-
pleted in the previous year, it has been deferred for 1988 because of
the pending revision of the AMBAG Fair Share Housing Plan. The AMBAG
report has been completed and has been reviewed by all the local Tand
use agencies. As of this date, the report has been forwarded to the
State Department of Housing and Community Development (HCD) for com-
ments and action. ’

Fair Share Housing Plan

Before proceeding with the growth rate recommendation, it would be
worthwhile to briefly summarize the importance of the Fair Share Plan
relative to our setting of a local growth rate. Under State law, the
regional governments throughout the State (AMBAG for our region) are
given the responsibility to develop, for State HCD's approval, a plan
which projects future population growth, and most importantly, the
number of housing units needed to house the projected population.

That plan--the Fair Share Housing Plan--also evaluates the percentage
of that housing goal which should be provided for residents within
various income categories.

The conclusions from the plan, which are usually presented as dec-
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ade-long goals, are then, by State law, to be included within the
locally adopted Housing Element of the General Plan. HCD reviews
local jurisdictions' performance relative to those housing goals
contained within the Housing Element, and has chosen Santa Cruz County
as one of the land use jurisdictions to monitor statewide. From their
review of the number of residential building permit allocations au-
thorized thus far in the current decade relative to the current adopt-
ed housing goals, they have raised concerns regarding whether our
annual growth rates and the associated Timit in available building
permits, make it impossibie to meet our total housing goal for the
decade.

In the meantime, at the request of Monterey County AMBAG last year
began an update of the region's fair share plan. That revision in-
cludes updated job forecasts, population estimates and projections,
household size estimates, and adjustments between local jurisdictions
due to past or projected annexations. The final draft report indi-
cates a total housing unit goal for the decade (1980-1989) of 8,145
units-- a reduction from the goal contained in the current plan.

County Counsel, based upon their recent successful experience in
defending the County's Housing Element on this issue, has suggested
that the adopted growth rate assure that the total housing goal for
the decade not be precluded. That is not to suggest that the goal
must be met and all units constructed, but rather that the County
should not take any action to make it impossible to meet the goal.
Since we are entering the final two years of the decade, that goal
becomes a critical factor to consider in setting both the 1988 and
1989 growth rates.

Growth Activity to Date

As can be seen from Figure 3 in the attached Annual Growth Rate report
(Exhibit A), through 1987 the County authorized 6,916 building permit
allocations for constructing new residences throughout the
unincorporated area. Not all of these authorized building permit
allocations have resulted in building permits (due to a lower demand
than supply), resulting in what has been referred to as the building
permit carryover. That carryover had accumulated to 1,346 permits as
of the end of 1987.

In order to maintain compliance with the current Fair Share Housing
Ejan, the County would need to allocate approximately 2,921 building

v/permits over the last two years of the decade (approximately a 2.5%

growth rate for both 1988 and 1989). In addition, the building permit
carryover would need to remain available, if needed, to meet building
permit demand.

In contrast, for the County to be consistent with the revised draft
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Fair Share Housing Plan, the County would only need to authorize an
additional 1,030 building permits over the final two years of the
decade (approximately a 1.0% growth rate per year). This assumes,
however, that the balance of the carryover is still maintained anrd
made available as needed. Clearly, various possible combinations
between growth rates and adjustments to the carryover would be possi-
ble while remaining consistent with the revised total housing goal for
the decade as proposed by AMBAG.

Summary of Annual Growth Rate Report

As required by the County Code, staff has prepared an annual growth
rate report for review by your Commission and the Board of Supervisors
(ExhibitPh). That report includes:

o a summary of both Department of Finance Estimates and AMBAG
Projections regarding population;

o a brief report on annexation activity;

o the status of building permit allocations and activity since
1979;

o a summary of the resource-related issues pending which could
have a bearing on setting of growth rates;

o a summary of issues in the urban issues relevant to the setting
of growth rates, particularly those related to the implementa-
tion of the CIP; :

o any additional issues raised by the cities;

o a report on.the status of the AMBAG Fair Share Housing Plan
revision;

o a growth rate analysis and possible recommendations;

o a recommended allocation of building permits for the
alternative growth rates presented.

Growth Rate Recommendation

Because of the uncertainty regarding approval of the update to the

Fair Share Housing Plan, staff is forwarding a range of growth rates
for your Commission's review. A strong argument can be made for the
continued setting a low growth rate of 1.0% for at least the current
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year. On the other hand, barring acceptance of the revised Fair Share
Housing Plan by HCD, the County could be jeopardizing at least its
ability to compete for Community Development Block Grant Funds
($600,000/year), and possibly the legitimacy of the Housing Element,
by setting anything less than a 2.5 % growth rate (under the current
Fair Share Plan goals). :

Given past trends, whatever growth rate is set for the current year,
it is 1ikely that building permit demand will fall in the range be-
tween 1.0 and 1.5%. Therefore, if a high growth rate is set, it is
very likely that additional permits will become available for the
carryover reservoir at the end of the calendar year. If on the other
hand, a Tow rate is chosen, it is 1ikely that demand will exceed the
allocations related to that growth rate, and thereby require addition-
a1l draw down of the carryover. In either case, it is unlikely that
the setting of a growth rate will result in an actual limitation of
building permits during the current year.

What is being presented, therefore, based upon the status of the
revision of AMBAG's Fair Share Housing Plan, is a range of growth
rates which will allow for a maintaining a status quo relative to
building permit availability. The decision of which growth rate to
choose, assuming that the building permit carryover is maintained, is
not a technical one, but rather a legal and political one. The choice
of & low growth rate is a more accurate statement of the
unincorporated area's ability to grow based upon service limitations,
but could jeopardize current and future CDBG applications. The choice
of a higher growth rate will minimize future difficulties with State
HCD relative to CDBG applications and the status of the Housing Ele-
ment, but may send the wrong message to the community relative to what
the County should be doing under the growth management system. Staff
is not recommending which of these positions should be taken.

Environmental Review

On March 24, 1987 the Board of Supervisors, as part of final actions

for setting a 1987 Growth Rate, certified a fjpgl EIR (Santa Cruz gji:éi
County Growth Management sttemz for the project.(Exhibit D) That EIR 0 a"
was written and circulated as a 'program EIR", in other words, it was
developed for use in reviewing the environmental impacts of future

growth rate decisions. Since that EIR reviewed the impacts of the

full range of growth rates presented in the attached report, no addi-

tional revisions or publiic comments are necessary relative to meeting

CEQA requirements. Depending on which growth rate is finally chosen

by the Board, additional CEQA findings may need to be made at that

time.

Additionally, as part of the Board's final action in certifying the
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EIR last year, an implementation program for the EIR mitigation mea-
sures was adopted. A summary of those actions and the status of each
is attached as Exhibit C. That summary indicates that significant
progress has been made on a wide-ranging 1list of planning studies and
projects.

Summary

As indicated above, staff is not recommending a specific growth rate
at this time. Rather, the Commission is presented with a range of
growth rate alternatives for consideration and recommendation to the
Board.

It is therefore RECOMMENDED that your Commission conduct a public
hearing on the 1988 Growth Rate and make an appropriate recommendation
to the Board of Supervisors.

Sincerely,

.

Tom Burns
Assistant Planning Director

Attachments
A. Resolution for Planning Commission Recommendation
B. Annual Growth Rate Report
C. Status of Implementation Programs for Growth Impact Study
D. Fi?a1 Growth Management System EIR (copy on file with the
Clerk

cc. Board of Supervisors -
County Administrator
County Counsel
City Planning Directors



EXHIBIT A

BEFORE THE PLANNING COMMISSION
OF THE COUNTY OF SANTA CRUZ, STATE OF CALIFORNIA

RESOLUTION NO.

On the motion of Commissioner
duly seconded by Commissioner
the following Resolution is adopted:

PLANNING COMMISSION RESOLUTION RECOMMENDING A 1988 GROWTH RATE

WHEREAS, the Board of Supervisors, under the County's Growth Manage-
ment System, must set an annual growth rate;

WHEREAS, in making that determination the Board must consider the
Planning Commission's growth rate recommendation; and

WHEREAS, the Planning Commission has been presented with a range of
growth rate alternatives (from 1.0% to 2.5%).

NOW, THEREFORE, BE IT RESOLVED AND ORDERED that the Planning Commis-
sion recommends that the Board of Supervisors adopt a growth rate of
% for 1988.

PASSED AND ADOPTED by the Planning Commission of the County of Santa
Cruz, State of California, this day of , 19 , by
the fo11ow1ng vote: '

AYES: COMMISSIONERS
NOES: COMMISSIONERS
ABSENT: COMMISSIONERS
ABSTAIN:  COMMISSIONERS

Ted Durkee, Chairperson

ATTEST:
Secretary

APPROVED AS TO FORM:
( Jrnﬂ/: A L//b#ﬂb\/

%punty Counsel

DISTRIBUTION: County Counsel
Planning Department - Housing Section

TB/1f
88GRRESO



EXHIBIT B

1988 ANNUAL GROWTH RATE REPORT

A number of factors must be considered prior to setting annual growth
rates. The following information concerning annual population estimates
and projections, the growth rates of the four cities, annexations, and data
provided by the cities, along with the Planning Commission recommendation
comprise the Growth Rate Report for 1988.

Department of Finance Estimates and AMBAG Projections

The most recent official estimate of population for Santa Cruz County was
prepared by the State of California Department of Finance (DOF) in May of
1988. This estimate, which is prepared annually, indicates a countywide

_ population of 225,400 (128,400 unincorporated) as of January 1, 1988, as

seen in Figure 1 below.

FIGURE 1

1987 POPULATION GROWTH RATES FOR JURISDICTIONS IN SANTA CRUZ COUNTY

1/1/87 1/1/88 1987

Population Population Population

Estimate Estimate Growth Rate
City of Capitola 10,000 10,200 2.0%
City of Santa Cruz 46,900 48,650 3.7%
City of Scotts Valley 7,950 A | 8,525 7.2%
City of Watsonville 28,550 29,450 3.1%
Unincorporated Santa 127,000 128,600 1.3%
Cruz County
Santa Cruz County 220,400 225,400 2.3%
State of California 27,338,000 28,019,000 2.5%

Source: DOF Population of California Cities and Counties 88-tE-1, May 1, 1988

As indicated above, the unincorporated area continues to grow at a s1ightly
faster rate in population (estimates) than that established by the building
permit allocation system (1.0% for 1987). Continued increases in household
size and other factors continue to contribute to this discrepancy, as well
as the lag between the date of building permit issuance and occupancy and
the continuing conversion of seasonal-second homes to year round occupancy.
According to DOF Figures, the proportion of growth occurring in the



unincorporated County area for 1987 is 32% of the countywide growth. This
figure can be compared with the average annual ratio of 57.5% since 1980.

Concerning population projections, AMBAG released in 1987 revised popula-

tion forecasts for all of the jurisdictions in its region. The relevant
data for Santa Cruz County is presented in Figure 2.

FIGURE 2

AMBAG POPULATION PROJECTIONS FOR SANTA CRUZ COUNTY/1

1988/2 1990 1995 2000 2005
City of Capitola 10,200 10,218 10;625 10,964 11,307
City of Santa Cruz 48,650 49,525 53,721 57,994 61,940
City of Scotts Valley 8,525 9,562 11,560 13,066 13,379

City of Watsonville/3 29,450 32,737 34,830 34,830 34,830
Unincorpdrated Area/3 128,600 134,058 150,164 163,046 176,144
County Total 225,400 236,100 260,900 279,900 297,600
1/ for current jurisdictional boundaries

2/ from DOF Population of California Cities and Counties 88-E-1 May 1, 1988

3/ AMBAG's actual projections anticipate significant annexations in the
Watsonville area which results in a shift of population from the
unincorporated area into the City of Watsonville over the planning per-iod.
These annexations are not reflected in this table.

For comparison purposes, the most recent DOF 1980-2020 population projec-
tions indicate a population of 239,740 for Santa Cruz County in 1990. The
DOF data indicates that both unincorporated and countywide population

growth have been relatively constant over the decade. Both the AMBAG and
DOF projections, therefore, predict that, under current trends, by 1990 the
total County population will exceed the adopted 1990 County population goal
of 232,400.

Effect of Annexations

Recent communications with the local LAFCO Director indicate that no major
annexation of residential land occurred in 1987. Rescission of the Fr-anich
annexation to the City of Watsonville leaves that City/County boundary
unchanged, although pending legislation may affect this. The affect of
incorporation of a new city of Aptos of approximately 18,000 persons, if



approved, would substantially reduce the percentage of total County popula-
tion in the unincorporated portion of the County. Little short-term conse-
quence from such an incorporation is anticipated. However, in the long-
-term, if the area under the land use authority of the County is reduced,
the cities' land use policies will have a greater effect on Countywide
growth rates.

Building Permit Status

The status of building permit issuance since the implementation of Measure
J is enumerated below in Figure 3. Building permit issuance for 1987 is as
of December 31, 1987. : '

FIGURE 3

BUILDING PERMITS ALLOCATED, ISSUE, AND CARRIED OQVER 1979-1987

CARRIED TOTAL EXEMPT FROM  SUBJECT TO CARRY-
YEAR  OVER ALLOCATED ISSUED  MEASURE J MEASURE J OVER

1979 0 930 1062 331 731 199
1980 199 1055 1077 105 972 282
1981 282 937 960 46 914 305
1982 305 968 775 37 738 535
1983 535 972 655 36 619 888
1984 888 991 642 33 609 1270
1985 1270 757 738 28 710 1317
1986 1317 768 622 26 596 1481
1987 1481 468 644/1 41 603 1346/2

1/ More building permits were issued in 1987 than allocated for 1987 - the
excess permits were issued from the carryover reservoir.

2/ As of 5/1/88, there were active 1987 building permit applications for 94
dwelling units in various stages of processing; an additional 87 building
permits had been issued from the carryover.



Resource Issues

Since consideration of last year's growth rate, discussion has proceeded on
two resource issues which could eventually be relevant to setting of future
growth rates.

While it is not clear at this time what final decision will be made, the
Pajaro Valley Water Management Agency has indicated, on a preliminary

basis, their intention to contract for up to 20,000 acre-feet of water from
the San Felipe Project. Recent studies indicate that additional water may
need to be imported into the area to offset an existing overdraft and
seawater intrusion problem. However, the extent of overdraft and the

amount of water needed to mitigate this problem have yet to be quantif ied.
If excess water is imported through the San Felipe project beyond what is
needed to serve existing water users, particularly since the primary water
user in the valley - agriculture - continues to increase efficiency in
irrigation practices, it must be assumed that this water would be used for
expanded municipal and industrial purposes. The direct effects of import-
ing such water relative to inducing growth, as well as the indirect ef fects
on the economics of farming and possible land conversion will need to be
carefully evaluated before a final decision on contracting for this water
is made.

Additionally, a Scope of Work for a study of the effectiveness of the
County's rural resource protection policies was developed for consideration
by the Board of Supervisors in June of 1988. This study, which is an
outgrowth of the growth impact study, is proposed to commence in Fiscal
Year 88-89.

Urban Service Issues

The County has pursued a number of activities over the past seventeen
months to improve its ability to provide adequate services throughout the
urbanized portions of the unincorporated area:

0 The Board approved an updated version of the CIP which conta ined
the largest 1ist yet of service projects to be accomplished 1in
one year.

0 Final actions were taken establishing the Live Oak/Soquel Rede-
velopment Agency, the Agency issued bonds in May of this year,
generating significant revenues relatively early in its lifetime.
Once those revenues are received, the County will commence sig-
nificantly increased efforts to upgrade the urban infrastructure
in the Soquel and Live 0Oak areas.

0 A significant revision to the CIP fee structure is currently
underway. That project, once complieted, will provide for in-
creased and more equitable financing of both road and roadside
improvement projects throughout the urban areas and park develop-
ment in the county.



0 A pilot program has been developed for phasing development in the
urban area commensurate with the level of urban services avail-
able, with initial focus on the Live Oak area. That project,
once completed and integrated with a timetable of construction of
the CIP projects, will allow for a consistent and definable
system for addressing urban infrastructure problems relative to
applications for new residential, commercial, and industrial
development throughout the urban areas.

Wwhile measurable progress has been made in addressing urban service issues,
significant progress still remains before we actually experience large
scale construction of the projects critically needed throughout the urban
areas to support existing, as well as future, development.

Additional Information Provided By The Cities

In early December, 1987 each 1ncbrporated jurisdiction was requested to
comment on the 1988 Growth Rate Background Data/Information Report. No
comments have been received from the cities to date.

Regional Fairshare Housing Plan Status

AMBAG recently released a draft of the Regional Fairshare Housing Plan for
review and comment by member jurisdictions. This plan, which indicates a
reduced housing obligation for the unincorporated County, was adopted in
February 1988. Subsequently, it was forwarded to the State of California
Department of Housing and Community Development for their review. The
numbers contained in the final plan are critical to the formulation of a
growth rate recommendation, in that the state of California has indicated
that the County must not, by the action of its growth management system,
preclude the possibility of attaining the regional fairshare housing goal
assigned to the County. In other words, to remain in compliance with the
regional fairshare housing plan and to protect the County Housing Element, -
and thus General Plan, from legal challenge, the County must not 1imit the
number of building permits below that necessary to meet the AMBAG goal.

Growth Rate Recommendation

The rate of population increase, as estabiished by the Department of Fi-
nance annually, has slowed since the enactment of growth management, and
has for the last several years, been slightly below the rate of growth for
the State as a whole.

Because of the lack of public services and improvements and the lengthy
process to design and fund such improvements, it is 1ikely that higher
growth rates will result in detrimental impacts in urban areas such as Live
Oak. However, adoption of a low growth rate could endanger the legal
status of the County's Housing Element and future abilities to apply for
housing rehabilitation funds. Therefore a range of growth rates are being
offered for consideration, from a 1% to a 2.5% rate.



%

Conversion of Population to Building Permits

Figure 4 presents the methodology by which the estimated population, as of
1/1/88 is converted into a building permit allocation based on one of a
range of growth rates.

Estimated Total Population 1/1/88 128,600

Unincorporated Santa Cruz County

Estimated Group Quarters Popu]étion 1/1/88 - 1,990

Estimated Total Household Population 1/1/88 126,700
FIGURE 4

BUILDING PERMITS CORRESPONDING TO 1.0 - 2.5% ANNUAL GROWTH RATES

Annual Potential Growth Rates 1.0 1.5% 2.0  2.5%
Annual Population Increase 1267 1901 2534 3168
Persons Per Household 2.72 2.72 2.72 2.72
Associated Number of New Housing Units 466 699 932 1165
Additional New Units Required for 23 35 47 58
5.0% Vacancy Rate

Total Number of New Units Allowed 489 734 979 1223
Recommendation

Given the current state of urban services, on one hand, and the necessity
to make a number of building permits available to meet the Fair Share Plan
goal, on the other hand, growth rate alternatives ranging from 1.0 percent
to 2.5 percent are presented for recommendation by your Commission. It is
suggested that these permits be distributed as they were last year. The
criteria for the distribution are listed below, while the actual numerical
breakdown is included in Figure 5 for three alternative growth rates.

o  Division of the 1988 growth between urban and rural portions
of the unincorporated County on a 67-33 ratio.

) Allocation of rural permits without regard to project size or
affordability.

0 Allocation of 15% of the total permits to the urban low/moder-ate
income category.

0 Allocation of approximately 50% of the remaining urban permits to
the 1-4 unit category.
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Allocation of the remaining permits to 5 and more unit categories
1/2 to 15% affordable projects and 1/2 to projects of 25% or
greater affordable units (priority processing).

Establishment of a 1limit for the number of new rural parcels at
50 parcels to created in 1988, based on the recommended 1.0
growth rate.
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EXHIBIT C

STATUS OF IMPLEMENTATION PROGRAM
FOR GROWTH IMPACT STUDY RECOMMENDATIONS
(As of July 1988)

1. Program to monitor effectiveness of Growth Management System agri-
‘cultural protection policies.

Direction: The Planning Department will include development of
such a program in its proposed 1987/88 work program.

Action: The Department developed a system for monitoring deveiop-
ment activities on CA agricultural lands as part of the 87/88
which will be implemented as part of the FY 88/89 work program.

2. Eliminate ten-year buildout capacity requirement from Urban Service
Line Ordinance.

Direction: This ordinance amendment will be included in the
1987/88 General Plan/LCP Amendments.

Action:  This policy and ordinance amendment was recently
adopted as part of the Round # 1 General Plan Revisions.

3. Limit further expansions of the Urban Services Line until the CIP
has been fully implemented.

Direction: Include in 1987/88 GP/LCP Amendments.

Action: This policy and ordinance amendment was recently ap-
proved as part of the Round# 1 General Plan Revisions.

4, Develop financing for drainage master plans.

Direction: The CAO, with assistance from Public Works, will
present a plan for financing drainage master plans throughout the
urban areas as part of the proposed 1987/88 Budget.

Action: Preparation of a drainage master plan for the Zone 5
area is proposed for funding through the first round of redevel-
opment funds. As funds begin to accrue in Zone 6, a similar
effort will be undertaken there.

5. Develop a comprehensive strategy for financing the CIP projects,
distinguishing between projects needed to address current problems and
those needed as a result of the impacts of future development.



Direction: - The CAQ, with assistance from Public Works, Parks,
and Planning, will be preparing a plan for financing the CIP
projects for your Board's consideration before budget time this
year.

Action: The CAO presented your Board with a report on CIP / 5?118 ‘L‘KT7:r
That

funding options for your consideration on April 19, 1988.

report concluded that additional evaluation was needed before
your Board takes further actions and recommended that a follow-up
report be returned in October of 1988.

6. Establish Traffic Improvement Areas (TIA) to address the impacts of
new development in the Carbonera and Pajaro Valley Planning Areas.

Direction: The Planning Department will include preparation of a
TIA for the Freedom area as part of the 1987/88 work program.
Additionally, the need for creation of a TIA in the Carbonera
area will be evaluated.

Action: Due to staff vacancies, the Freedom traffic study was
not completed during FY 87-88. The study will be completed in FY
88-89, either in conjunction with a study being prepared by the
City of Watsonville or by the County Transportation Commis-

sion, and will be followed by the formation of a TIA in that
area. After completion of that project, staff will evaluate the
need for similar measures in the Carbonera area.

7. Reevaluate and revise the service impact fee structure.

Direction:  The various impact fees charged new development will
be evaluated during fiscal year 1987/88 with the Planning Depart-
ment coordinating the project, and with assistance from the CAO,
County Counsel, Parks, and Public Works.

Action: The Planning Department completed a review

of both traffic and roadside fees as part of the FY 87-88 work
program. In response to Board actions on that plan, staff will
prepare final fee revisions and ordinance amendments as part of
the FY 88-89 work program. Parks completed a revision of the
Parks Dedication Fees on a similar time schedule. Drainage fees
cannot be fully evaluated until completion of the various drain-
age master plans.

8. Develop a system for reviewing development projects proposed in
urban areas with current infrastructure limitations to assure that new
development does not create additional demands on facilities which are
currently over capacity.

Oirection: The Planning Department will include development of



such a system in its proposed 1987/88 work program.

Action: Your Board recently reviewed and approved the Urban E’E;£27 )
Service Evaluation Criteria (USEC) for use in reviewing develop- CLEHQ?:S‘

ment proposals in the Live Oak area. Included in the Planning
Department's work program for FY 88-89 is possible expansion of
the of this system to the other unincorporated urban areas.

9. Recognize the need for evaluating service needs/limitations in the
more urbanized portions of the rural county area.

Direction: After completion of the current urban area parks
master plan, the Parks Oepartment has indicated their intention
to complete a similar plan for the rural portions of the County.
Additionally, as part of completing drainage master plans, such a
plan should be completed for the Zone 8 area (San Lorenzo Val-
ley). Llastly, service limitations should considered prominently
in the upcoming update to the County General Plan.

Action: The Parks Department will be starting a rural parks
plan during FY 88-89. Funding for development of drainage master
plans in the rural areas has not been located, however, these
areas will indirectly benefit from the analysis which will take
place for the urban areas. Lastly, service limitations will be a
factor considered as part of the general plan revision which will
begin in FY 88-89.

10. Prepare a detailed analysis of the impacts of development in the
rural and urban areas and the effectiveness of the County's current
regulations for protecting natural resources.

Direction: The Planning Department will prepare a work program
and estimated financing requirements for such a study for consid-
eration as part of the 1987/88 Budget.

Action: A report which presented an overview of the various
approaches which can be taken to address the impacts of develop-
ment in the rural areas was recently approved by your Board.
Included at that time were a series of actions to be taken by
various county departments during FY 88-89 and subsequent years
to accomplish the purpose of this study.

11. Develop a computerized system for tracking the location of new
development in the rural areas relative to mapped resources and con-
straints.

Direction: Once the EMIS system is on line the Planning Depart-
ment will work with Data Processing to develop such a system.
(future work programs)

Action: While the EMIS system is still not on line, as part of



the work item discussed, it is proposed that student workers be
hired to manually evaluate the location of newly created rural
lots and building permits for new dwelling units for potential
impact on rural resources.

12. Update AMBAG'S Fair Share Housing Plan to reflect the most recent
demographic information and population projections.

Direction: The Planning Department, through work on the recent-
1y adopted revisions to the Housing Element of the General Plan,
have been and will continue to work with AMBAG on this issue.The
Planning Department will work with AMBAG to review the state
requirements for the development of Fair Share Housing Plans and
make appropriate recommendations to the Board for possible Tlegis-
lative actions to correct identified deficiencies.

Action: The Planning Department has worked closely with AMBAG
over the past year with their update of the Fair Share Housing
Plan. That revision was forwarded to State HCD in April of 1988.
As well, the Department has worked with AMBAG to develop changes
to the legislation governing the development of such plans.

13. Evaluate a number of potential new or expanded programs for en-
couraging the development of affordable housing throughout the County.

Direction: The Planning Department will include time for evalu-
ating and implementing those programs found to be effective in
providing greater affordable housing opportunities in its pro-
posed 1987/88 work program. (This analysis will include those
programs recommended in both the Knox Report and the letter of
Dean Kingston.)

Action: In June of 1988 the Board reviewed and accepted & report
from the Planning Department analyzing various housing program
changes. Appropriate actions were initiated to implement the
recommendations of that report.

14. Develop a program and priorities for use of Redevelopment Agency
affordable housing funds in the Soquel/Live Qak areas.

Direction: Once the Redevelopment Plan is approved, the Plan-
ning Department will work with the CAQ's Office to develop such
programs and priorities.

Action: As part of the report discussed above, the Planning
Department, in consultation with the CAO's Office, presented
generalized program alternatives for funding by the Redevelopment
Agency. Those actions will be more thoroughly explored as the
Redevelopment Plan is implemented.



15. As part of the annual actions taken is setting the next year's
growth rate, changes in household size, significant new resource
issues which have arisen, and the status of CIP implementaticn should

be provided.

Direction: As part of the Planning Department's annual growth
rate report the above noted information will be provided.

Action: The items discussed above have been included in the
current growth rate report.

16. The carryover of building permit allocations from one year to the
next should be restricted to only affordable housing units.

Direction: Staff is recommending that the carryover of buiiding
permit allocations be maintained as currently administered, with
the intention of reevaluating the carryover system as part of
setting the 1988 fair share growth rate. That reevaluation will
look at both the issues of phasing any changes along with any
opportunities to utilize the carryover to produce additicnal
affordable housing.

Action: Until there is final resolution of the revision to the
Fair Share Housing Plan, no action should be taken on the
carryover. Once there is final resolution of that issue staff
will return to the Board with appropriate recommendations.

17. Evaluate the growth which has occurred in jobs versus residential
development in the County, particularly focusing on the individual
land use jurisdictions.

Directicn: Planning staff will propose (with the assistance of
State EDD) as part of the 1987/88 work program, the development
of basic data which will allow for a review of trends in jobs
and housing growth over time for the County and each city. The
final work product from this program will be formatted to allow
for transmittal to the ci

in implementing the County Growth Management System.

Action: The Planning Department reported to the Board seaveral
months ago that the EDD data did not exist in the needed format,
and, therefore, this project could not proceed.
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CHAPTER 17.04

ANNUAL POPULATION GROWTH GOAL
FOR GANTA CRUZ COUNTY

Sections:

17.04.010 Purpose

17.04.015. Coastal Zone Amendment

17.04.020 Definitions

17.04.030 Long Range Countywide Population Growth Rate and
Growth Goals

17.04.040 Unincorporated County Share of Countywide
Population Growth

17.04.050 Procedures and Criteria for Determining
Each Year's Population Growth Goal

17.04.060 Implementation :

17.04.065 Carry-Over of Permits

17.04.070 1979 Growth Rates

17.04.075 Reallocation of Unused Low and Moderate
Income Units

17.04.080° 1980 Growth Rates

17.04.081 1981 Growth Rates

17.04.082 1982 Growth Rates

17.04.083 1983 Growth Rates

17.04.010 PURPQSE.

(a) The Board of Supervisors finds, pursuant to the General
Plan, the Local Coastal Program Land Use Plan and -Sections
17.01.010 through 17.01.040 of this Code, that it is necessary
and appropriate to establish a yearly population growth goal
for Santa Cruz County. Each year's population growth goal
shall limit population growth during that year to an amount
determined by the Board to represent-Santa Cruz County's fair
share of statewide population growth. Each year's populacion
growth goal is to include plans to assist and encourage the
production of a number of housing units egqual, on the average,
to not less than 15 percent of the newly constructed uni ts
during any three consecutive years which will be capable of
purchase or rental by persons with average or below aver age
incomes.

(b) It is the purpose of this Chapter to enhance the long~-range
process of planning for future population growth, for the
protection of natural resources and for the orderly provision
of public services, by establishing a long-range multi-vear
population growth goal, and proposed annual population growth
goals consistent with such long-range growth goal, so as to
establish a maximum proposed growth rate and growtn gecal for
the specified long-range period, against which, the annual
population growth goals to be adopted by the Board shall be
measured.
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17.04.010 - 17.04.020

(c) It is also the purpose of this Chapter to establish

separate growth rates for urban and rural portions of the

County in order to encourage residential developments to locate
in urban areas, pursuant to Subsection (b) of Section 17.01.030"

of this Code. (Ord. 2649, 3/27/79; 2785, 9/25/79; 3187,
1/12/82; 3328, -11/23/82)

17.04.015 COASTAL ZONE AMENDMENT. Any revision to this Chapter
which applies to the Coastal Zone shall be reviewed by the
Executive Director of the California Coastal Commission to
determine whether it constitutes an amendment to the Local Coastal
Program. When an ordinance revision constitutes an amendment to
the Local Coastal Program such revision shall be processed pursuant
to the hearing and notification provisions of Chapter 13.03 of the
County Code and shall be subject to approval by the California
Coastal Commission. (Ord. 3328, 11/23/82)

17.04.020 DEFINITIONS.

"Countywide" population. The total permanent population
residing in Santa Cruz County, including residents of the
incorporated cities. This is to be distinguished from the
"County" population, which refers to the residents of the
unincorporated portions of the County.

Housing units affordable by low and moderate income households
shall mean: -

1. Newly constructed units which shall rent or sell at a
price the monthly payments of which shall not exceed 27
percent of the income of a household whose income does not
exceed 120 percent of the median income;

2. Units constructed pursuant to the County's Affordable
Housing Requirements, County Code Chapter 17.10; and

3. Affordable units newly constructed pursuant to federal
or state subsidy programs, including HUD Section 8, HUD
Section 202, HUD Section 235, HUD Conventional Public
Housing, FmHA Section 502, FmHA Sections 514/516, and FmHA
Section 515. (ord. 2649, 3/27/79; 3118, 6/9/81;

3232, 5/11/82;. 3328, 11/23/82)
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17.04.030 - 17.04.050

17.04.030 LONG RANGE COUNTYWIDE POPULATION GROWTH RATE AND GROWTH
COALS. The Board of supervisors finds That a reasonable countywide
population growth rate for the years 1982 through 1990 inclusive 1s
on the average two percent per year, and that such reasonable
long-term and countywide growth rate should be achieved by
establishing a countywide growth rate goal for the years 1982,

1983, 1984, 1985, 1986, 1987, 1988, 1989, and 1990, of two percent
per year, for each of such years. An average annual growth rate of
two percent will result in a countywide population of 232,400
persons in the year 1990, which shall be the maximum countywide
population growth goal for the period from 1982 through 1990 ,
inclusive. (Ord. 2649, 3/27/79; 3187, 1/12/82; 3328, 11/23/82)

17.04.040 UNINCORPORATED COUNTY SHARE OF COUNTYWIDE POPULATION
GROWTH. The long-range population growth rate goal for the
unincorporated County 1is established to be, on the average, two
percent per year. This rate of growth for County population will
maintain the historical proportion of 56 percent of the countywide
growth having occurred within the unincorporated area. The two
percent County growth rate shall be maintained unless or unt il such
time as new data, annexations, or other events may indicate that
the historical proportions of growth have changed, in which case a
new figure shall be selected. An average annual growth rate of two
percent will result in a population in the unincorporated area of
the County of 130,145 persons in 1990. (ord. 2649, 3/27/79;

3187, 1/12/82; 3328, 11/23/82)

17.04.050 PROCEDURES AND CRITERIA FOR DETERMINING EACH YEAR'S
POPULATION GROWTH GOAL.

(a) By September 30,.each year, the Board of Superviscrs shall
hold at least one public hearing, and, after such public
hearing, shall establish the following calendar vyear's
population growth goal for the unincorporated County. The
annual population growth goal for the unincorporated County
shall be determined based upon the following factors:

1. The annual estimate and projections of population
growth prepared by the State Department of Finance;

2. An analysis prepared by the Planning Director
summarizing actual growth patterns in the cities and
‘County during the previous year's population growthn
controls;
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17.04.050 - 17.04.060

3. Additional information or recommendations that may be
provided by the incorporated cities.

4. Review of the appropriateness of the County's proposed
annual growth goal in light of city annexations of :
unincorporated territory and other city growth patterns;

5. The recommendations of the Planning Commission;

6. Any other factors which the Board determines to be

relevant to the determination of the annual population
growth goal.

(b) During the long-range planning period specified in this
Chapter, the annual countywide population growth rate goal, and
the growth rate goal for the unincorporated County, shall be
the growth rate goals established by Sections 17.04.030 and
17.04.040 of this Chapter, unless, by ordinance, the Board of
Supervisors shall set a different annual population growth rate
goal, based on the factors specified in this section.

(¢) The annual population growth goal shall consist of a
growth rate for the unincorporated County area, separate growth
rates for urban and rural areas of the unincorporated County,
and/or other such geographic area goals or housing unit targets
as the Board shall deem appropriate. (Ord. 2649, 3/27/79;
3187, 1/12/82; 3328, 11/23/82)

17.04.060 IMPLEMENTATION.

(a) Following establishment of the following vear's population
growth goal, and prior to December 31 of the current year, the
Planning Department 1is hereby authorized and directed to subnit
to the Board of Supervisors for approval such regulations as

are necessary to give effect to the terms of this Chapter and

to limit or encourage development permits so as to achieve the
established rate of population growth. Such regulations shall
become effective when published in a newspaper of general
circulation in the County. Such regulations may be amended

from time to time with the approval of the Board of Supervisors.

(b) The Planning Director shall be responsible for the
preparation of periodic summaries of population changes and
permit activity and shall keep the Board informed of progress
made and/or difficulties encountered in implementing the annual
population growth goal. (ord. 2834, 12/18/79; 3122,

6/23/81; 3328, 11/23/82)
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17.04.065 - 17.04.070

17.04.065 CARRY-OVER OF PERMITS.

(a) Any allocations of permits for low and moderate cost units
not actually issued in 1979 and each succeeding year shall be
added to the reservation of such permits in succeeding years to
the end that, on the average, not less than 15 percent of newly
constructed units during any three consecutive years shall be
affordable by low and moderate income households.

(b) Market rate permits allocated in any one calendar year
which are not utilized in that year may be reallocated in the
following year at the discretion of the Board of Supervisors.
(ord. 2834, 12/18/79; 3122, 6/23/81; 3328, 11/23/82)

17.04.070 1979 GROWTH RATES.

(a) Overall Growth Rate. The overall population growth rate
for calendar yvear 1979 1n the unincorporated area shall be 2.2
percent. This rate corresponds to an increase in population of
2,140 persons, or 930 new residential units.

(b) Urban Growth Rate. The population growth rate for areas
designated urban by the growth management plan shall be 2.5
percent. This rate corresponds to an increase cf 850 persons
in the rural areas, or 370 permits.

(c) Rural Growth Rate. The population growth rate for areas
designated rural by the growth management plan shall be 1.9
percent. This rate corresponds to an increase of 850 persons
in the rural areas, or 370 permits.

(d) Low and Moderate Income Housing. Pursuant Lo Subsection
(e) of Section 17.01.030 of this Code, at least 15 percent of
the total County permits for 1979 shall be reserved for housing
units affordable by low and moderate income households. This
figure corresponds to a minimum of 140 permits for low and
moderate cost units. In the event the Board of Supervisors
determines during 1979 that there are insufficient projects 1in
process to use the total allocation of such permits for that
year, the Board may allocate the excess permits for other
housing units; provided, however, that the number of nhousing
units for the succeeding vear(s)shall be adjusted to thne end
that, on the average, not less than 15 percent of newly
constructed units during any three consecutive years shall
affordable by low and moderate income households. (Ord. 27
9/25/79; 3328, 11/23/82)

oe
58,
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17.04.70 - 17.04.80

17.04.075 REALLOCATION OF UNUSED LOW AND MODERATE INCOME UNITS.
In the event the Board determines during any year that there are
insufficient projects in process to use the total allocation of
permits for housing units affordable by low and moderate income
households for that year, the Board may allocate .the excess permits
for other housing units; provided, however, t@at the number of
housing units for the succeeding year(s) shall be adjusted to the
end that, on the average, not less than 15 percent of newly
constructed units during any three consecutive years shall be
affordable by low and moderate households. (ord. 2836, 1/8/80;
3328, 11/23/82)

17.04.080 1980 GROWTH RATES.

(a) Overall Growth Rate. The overall population growth rate
for calendar year 1980 in the unincorporated area shall be 1.4.
percent. This rate corresponds to 1055 new residential units.

(b) Urban Growth Rate. The population growth rate for areas
designated urban by the growth management plan shall be 2.2
percent. This rate corresponds to 710 permits.

(c) Rural Growth Rate. The population growth rate for areas .
designated rural by the growth management plan shall be 1.7~ =
percent. This rate corresponds to 345 permits.

(d) Low and Moderate Income Housing. Pursuant to Subsection
(e) of Section 17.01.030 of this Code, at least 15 percent of
the total county permits for 1980 pursuant to subsection (a)
hereof shall be reserved for housing units affordable by low
and  moderate income households. This figure corresponds to 2
minimum of 158 permits for low and moderate cost units.
Pursuant to Section 17.04.065, the allocation of approximately
130 permits for low and moderate cost units not actually issued
in 1979 shall be added to the reservation of such permits 1in
1980 for an overall total of 288 permits to be issued in 1980.

(ord. 2834, 12/18/79; 2859, 2/12/81; 3328, 11/23/82)
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17.04.81

13.50.081 1981 GROWTH RATES.

(a) Overall Growth Rate. The overall population growth rate
for calendar year 198l in the unincorporated area shall be 2.1

percent. This rate corresponds to 937 new residential units.

(b) Urban Growth Rate. The population growth rate for areas
designated urban by the growth management plan shall be 2.6
percent. This rate corresponds to 656 permits.

(c) Rural Growth Rate. The population growth rate for areas
designated rural by the growth management plan shall be 1.4
percent. This rate corresponds to 281 permits.

(d) Low and Moderate Income Housing. Pursuant to Subsection
(e) of Section 17.01.030 of this Code, at least 15 percent of
the total County permits for 1981 pursuant to Subsection (&)
hereof shall be reserved for housing units affordable by low
and moderate income households. This figure corresponds to &
minimum of 141 permits for low and moderate cost units.

Pursuant to Section 17.04.065, the portion of the allocation of
permits for low and moderate costs units not actually issued 1in
1980 shall be added to the reservation of such permits in 1981.

(e) Small Contractor Program. From those units allocated in
1981 For market rate projects, the Board of Supervisors may set
aside units for small contractors who agree to construct and
commence construction of housing units affordable by low ana
moderate income households. Such units shall be granted to
eligible contractors based on the ratio of three market rate
units given for each affordable unit constructed. The Board of
Supervisors shall, by resolution, establish program guidelines
to carry out the provisions of this section. (Ord. 2996 ,
10/14/80; 3139, 7/28/80; 3328, 11/23/82)
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16.50.050 - 16.50.070

a) an analysis of the gross revenue from the
agricultural products grown in the area for the
five years immediately preceding the date of
filing the application.

b) analysis of the operational expenses, excluding
the cost of land, associated with the production
of the agricultural products grown in the area
for the five years immediately preceding the date
of filing application.

5. That the conversion of such land around the periphery
of the urban areas (as defined by the Urban Services Line
or the Urban/Rural Boundary) would complete a logical and
viable neighborhood and contribute tO the establishment of
a stable limit to urban development; and

6. That the conversion of such land would not impair the
viability of other agricultural lands in the area.

(£) Any amendment to eliminate or add a Type 1, Type 2 or Type
3 agricultural land designation constitutes a change in the
County General Plan and must be processed concurrent with a
General Plan amendment. Any amendment of a Type 3 designation
also constitutes a change in the Local Coastal Program Land Use
Plan which must be processed concurrently with a Land Use Plan
amendment subject to approval by the State Coastal Commission.
(Ord. 2621, 1/23/79; 2677, 5/15/79; 2800, 10/30/79;

3336, 11/23/82; 3447, 8/23/83; 3685, 10/1/85)

16.50.060 FEES. Fees for applications to amend designations of
agricultural land types shall be set by resolution of the Board of
Supervisors. (Ord. 2621, 1/23/79; 2677, 5/15/79: 2800,
10/30/79; 3336, 11/23/82; 3447, 8/23/83)

16.50.070 PRESERVATION OF TYPE 1 AGRICULTURAL LANDS.

(a) Lands designated as Type 1 agricultural land shall be
maintained in the Commercial Agriculture ("CA") Zone District,
or if within a Timber Preserve, be maintained in the Timber
Preserve ("TP") Zone District, or if within a public park, be
maintained in the Parks and Recreation ("PR") Zone District.
The following parcels, designated as Type 1 agricultural land,
shall be maintained in the Agricultural Preserve ("AP") Zone
District: Assessors Parcel Numbers 86-281-07, 86-281-24. Type
1 land shall not be rezoned to any other zone district unless
the Typeol designation is first removed pursuant to Section
16.50.050.
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16.50.070 - 16.50.080

(b) Santa Cruz County shall not approve land division
applications for parcels within the Type 1 designation except
where it is shown, pursuant to Section 13.10.315 of the Santa
Cruz County Code, that such divisions will not hamper or
discourage long-term commercial agricultural operations.

(c) Santa Cruz County shall not approve or support expansion
of sewer or water district boundaries, or expansion of
municipal boundaries, onto Type 1 agricultural lands. (Ord.
2621, 1/23/79; 2677, 5/15/79; 2983, 9/2/80; 3336,
11/23/82; 3447, 8/23/83)

16.50.075 PRESERVATION OF TYPE 2 AGRICULTURAL LANDS.

(a) Lands designated as Type 2 agricultural land shall be
maintained in the Commercial Agriculture ("CA") Zone District,
or if within a Timber Preserve, be maintained in the Timber
Preserve ("TP") Zone District, or if within a public park, be
maintained in the Parks and Recreation ("PR") Zone District.
Type 2 land shall not be rezoned to any other zone district
unless the Type 2 designation is first removed pursuant to
Section 16.50.050. :

(b) Santa Cruz County shall not approve land division
applications for parcels with a Type 2 designation except where
it is shown, pursuant to-Section 13.10.315 of the Santa Cruz
County Code, that the viability of the land for commercial
agricultural use will not be reduced by such land division.
(Oord. 2621, 1/23/79; 2677, 5/15/79; 2813, 11/20/79;

2983, 9/2/80; 3336, 11/23/82; 3447, 8/23/83)

16.50.080 PRESERVATION OF TYPE 3 AGRICULTURAL LANDS.

(a) Lands designated as Type 3 agricultural land shall be
maintained in the Commercial Agriculture ("CA") Zone District,
or if within a Timber Preserve, be maintained in the Timber
Preserve ("TP") Zone District, or if within a public park, be
maintained in the Parks and Recreation ("PR") Zone District.
The following parcels, designated as Type 3 agricultural land,
shall be maintained in the Agricultural Preserve ("AP") Zone
District: Assessor's Parcels Number 46-021-05, 54-261-05,
57-121-25, 57-201-13. Type 3 land shall not be rezoned to any
other zone district unless the Type 3 designation is first
removed pursuant to Section 16.50.050.

(b) Santa Cruz County shall not approve land divisions for
parcels within the Type 3 designation except where such land
divisions meet the requirements set forth in Section 13.10. 315
of the Santa Cruz County Code.
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16.50.080 - 16.50.085

(c) Santa Cruz County shall prohibit the placement of sewer or
water lines, other than for agricultural use, on Type 3
agricultural land. Sewer transmission lines to and from the
City of Watsonville sewage treatment plant and raw water
transmission lines from North Coast sources to the City of
Santa Cruz shall be exempt from this policy only if safeguards
are adopted which assure that such facilities will not result
in the conversion of Type 3 agricultural lands to
nonagricultural uses. Such safeguards shall include, but not
be limited to:

1. Deed restrictions to prohibit hookups to trunk lines
through agricultural lands, and

2. Prohibit the levying of assessment fees against prime
agricultural land for the construction of sewage
transmission lines running through them.

(d) Santa Cruz County shall oppose the expansion of municipal
boundaries which would include Type 3 agricultural land within
municipal boundaries. (Ord. 2621, 1/23/79; 2677, 5/15/79;
2813, 11/20/79; 2983, 9/2/80; 3336, 11/23/82; 3447,
8/23/83)

16.50.085 PROTECTION OF NONCOMMERCIAL AGRICULTURAL LAND..

(a) The division of land outside the Coastal Zone which is
designated in the General Plan as Agriculture land use but
which is not designated as Type 1 or Type 2 commercial land
shall be permitted only to minimum parcel sizes in the range of
10 to 40 acres per parcel based on Chapter 13.14, of the County
Code pertaining to rural residential density requirements.
Where the Agricultural Policy Advisory Commission confirms that
such land is not viable for commercial agricultural use, land
divisions may be permitted to minimum parcel sizes in the range
of 2-1/2 to 20 acres per parcel based on Chapter 13.14 unless
the parcel is surrounded to the extent of 50 percent or more DYy
lands designated in the General Plan as Agricultural Resource
(commercial agricultural land) and/or Mountain Residential, in
which case the density range shall stay at 10 to 40 acres per
parcel.

(b) Land without a Type 1 or Type 2 designation may be divided
from parcels with such a designation (including parcels subject
to Land Conservation Act contracts) only when:

1. Potential use of the "removed" parcel will not
adversely impact the agricultural activities of the larger
area; and

2. There is little likelihood for subsequent intrusion of
nonagricultural development into larger, exclusively
agricultural areas; and
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{c)

16.50.085 - 16.50.090

3. The "removed" property is at the edge of an
agricultural area and is physically separated from the
adjacent agriculture by topographic features, extensive:
vegetation, or physical structures; oOr the nonagricultural
land is part of an agricultural parcel which exists
separately from other agricultural areas; and

4. A cancellation petition is filed, prior to filing of
the final map, for the "removed" parcel when the property
is subject to a Land Conservation Act contract.

The division of land designated for agricultural land use

on the Local Coastal Program Land Use Plan but not designated
as Type 3 agricultural land shall be permitted only to minimum
parcel sizes in the range of 10 to 40 acres per parcel based on
Chapter 13.14 of the Santa Cruz County Code pertaining to rural
residential density requirements and only where:

(d)

1. It is documented that renewed or continued
agricultural use of such land is not feasible; and

2. It is documented that such land does not meet the
criteria for Type 3 agricultural land as defined in
Section 16.50,040 (c¢); and

3. It is shown that such division will not hamper or
discourage long-term agricultural use of adjacent lands;
and '

4., Adequate building setbacks can be maintained to buffer
adjacent agricultural activities; and

5. The owner and residents of the subject property hawve
executed a hold harmless agreement with the adjacent

agricultural operators and owners. (ord. 3336,
11/23/82; 34467, 8/23/83; 3602, 11/6/84; 3845, 6/23/87)

Nothwithstanding any other provision of this code,

property inside the Coastal Zone with a minimum parcel size of
40 acres may have that portion of the land without a Type 3
designation divided from that portion with such a designation
only when:

(Rev.

1. The division is for a public purpose on land in public
ownership; and ,

2. Potential use of the "removed" parcel will not
adversly impact the agricultural activities of the larger
areas;
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16.50.090

3. There is little likelihood for subsequent intrusion of
nonagricultural development into larger, exclusively
agricultural areas; and

4. The "removed" property is at the edge of an
agricultural area and is physically separated from the
adjacent agriculture by topographic features, extensive
vegetation, or physical structures; or the nonagricultural
land is part of an agricultural parcel which exists
separately from other agricultural areas. (O0rd. 3845,
6/23/87)

16.50.090 PUBLIC NOTiFICATION REQUIREMENTS.

(a) A person who is acting as an agent for a seller of real
property which is located adjacent to agricultural land, as
designated on the Agricultural Resources Map of the County, or
the seller if he or she is acting without an agent, shall
disclose to the prospective purchaser that:

"The property is located adjacent to agricultural land as
designated on the Agricultural Resources

Map of the County, and residents of the property may be subiject
to inconvenience or discomfort arising from the use of
agricultural chemicals, including herbicides, insecticides and
fertilizers; and from the pursuit of agricultural operations
including plowing, spraying,; pruning and harvesting which
occasionally generate dust, smoke, noise and odor. The County
has established a 200 foot agricultural buffer setback on the
herein described property to separate agriculutural parcels and
non-agricultural uses involving habitable spaces to help
mitigate these conflicts. Any development on this property
must provide a buffer and setback as specified in County Code.
Santa Cruz County has established agriculture as a priority use
on productive agricultural lands, and residents of adjacent
property should be prepared to accept such inconvenience or
discomfort from normal, necessary farm operations.”

(b) The following statement shall be included in any deposit
receipt for the purchase of real property adjacent to
agricultural land, as designated on the Agricultural Resources
Map of the County, and shall be included in any deed conveying
the property:

"The property described herein is adjacent to land
utilized for agricultural purposes and residents of said
property may be subject to inconvenience or discomfort
arising from the use of agricultural chemicals, including
herbicides, pesticides and fertilizers; and from the
pursuit of agricultural operations including plowing,
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16.50.090 - 16.50.095

spraying, pruning and harvesting which occasionally
generate dust, smoke, noise and odor. The County has
established a 200 foot agricultural buffer setback on the
herein described property to separate agricultural parcels
and non-agricultural uses involving habitable spaces to
help mitigate these conflicts. Any development on this
property must provide a buffer and setback as specified in
County Code. Santa Cruz County has established
agriculture as a priority use on productive agriculture
lands, and residents of adjacent property should be
prepared to accept such inconvenience or discomfort from
normal, necessary farm operations."

(c) The County Building Official shall require, prior to
issuance of building permits for parcels adjacent to commercial
agricultural lands, as designated on the Agricultural Resources
Map, either:

1. Recordation of the following statement of
acknowledgement by the owners of the property on a form
approved by the Building Official:

"The undersigned ... do hereby certify to be the.
owner(s) of the hereinafter legally described real
property located in the County of Santa Cruz, State of-
California: ... and do hereby acknowledge that the
property described herein is. adjacent to land utilized
for agricultural purposes, and that residents or users
of this property may be subject to inconvenience or
discomfort arising from the use of agricultural
chemicals, including herbicides, insecticides, and
fertilizers; and from the pursuit of agricultural
-operations, including plowing, spraying, pruning and
harvesting which occasionally generate dust, smoke,
noise and odor. It is understood that the County has
established a 200 foot agricultural setback on the
herein described property to separate agriculutural
parcels and non-agricultural uses involving habitable
spaces to help mitigate these conflicts. Any
development on this property must provide a buffer -and
setback as specified in County Code."

"And further acknowledge that Santa Cruz County has
established agriculture as a priority use on
productive agricultural lands, and that residents of
adjacent property should be prepared to accept such
inconvenience or discomfort from normal, necessary
farm operations. .

"This statement of acknowledgement shall be recorded
and shall be binding upon the undersigned, any future
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16.50.095

owners, encumbrances, their successors, heirs or assignees. The
statements contained in this statement of acknowledgement are
required to be disclosed to prospective purchasers of the property
described herein, and required to be included in any deposit
receipt for the purchase of the property, and in any deed conveying
the property."; or

2. Evidence that the above statement has been made part
of the parcel deed. (Ord. 2621, 1/23/79; 3336,
11/23/82; 3447, 8/23/83; 3750, 4/22/86)

16.50.095 AGRICULTURAL BUFFER SETBACKS.

(a) All development on Type 1, Type 2, or Type 3 agricultural
1and and all development within 200 feet of such agricultural
land shall:

1. Provide a buffer between agricultural and
nonagricultural uses involving habitable spaces, including
residential development, farm labor housing, commercial,
industrial or institutional structures, or recreational
uses. Within the Coastal Zone where residential
development at net densities of one or more units per acre
is sited immediately adjacent to Type 3 agricultural land,
a buffer setback of 200 feet shall be required with
fencing and vegetative screening (windbreaks) as
appropriate. In other cases, a buffer setback of 200 feet
shall be required unless the Agricultural Policy Advisory
Commission establishes a lesser distance based on the
following findings:

(i) significant topographic differences exist between
the agricultural and nonagricultural uses which
eliminate the need for a 200 foot sethack; or

(ii) permanent substantial vegetation or other
physical barriers exist between the agricultural and
nonagricultural uses which eliminate the need for a
200 foot setback:; and

(iii) the distance established is adequate to prevent
conflicts between the nonagricultural development and
the adjacent use; and

(iv) that permanent fencing and/dr vegetative
screening (windbreaks) will be established prior to
occupancy. : o

Qutside the Coastal Zone findings (i) and (ii) are
optional.
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- APPENDIX B

Background material on growth changes in non-metropolitan regions, San

Luis Obispo County changes, and economic development approaches for rural
areas.

1. Ward, "Rural and Small Town Planning in a New Era,” (Part I: The New
Rural Condition). November, 1987.

2. Polvi, "Smart City,” Western City, September, 1988.

3. Malizia, "Economic Development in Smaller Cities and Rural Areas,"”
APA Journal, Autumn, 1986.

4. Wells Fargo Bank, "San Luis Obispo: 2010."

5. San Luis Obispo County Planning Department, Countywide Population
Projections, and Estimated Build-Out Capacity of Land Use Element.

6. City and Regional Planning Department, Cal Poly, "Attitudes About
Growth: A Scan of San Luis Obispo County Residents and
Decision-Makers,"” April, 1988.
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*Rural and Small Town Planning in a New Era"

Edward J. Ward

The premise of this paper is that a new emerging nonmetropolitan reality
is revealing: (1) theoretical and applied limitations to rural and small Zaco~
planning; and (2) limited political response to opportunities presented in
creating a new rural environment. A growing body of literature on the recent
demographic and economic renaissance of nonmetropolitan regions in the United
States, as well as regions stagnating and declining, are bringing attention to
issues and challenges. It also reveals a wide diversity... "Nonmetro counties
are widely diverse in patterns of population change, sociodemographic
composition, and economic structure. Moreover, the sociodemographic context
within which recent population change has occurred varies significantly across
the country." (Brown and Beale in Howley and Mills). .

While the diversity itself is an indication of a new era, it also means
that we need to understand broad patterns of change as a context for the
specifics of differences within local jurisdictions, and as a basis for
improving professional and political perspectives in meeting positive
opportunities and not just mitigating negative implications of change.

Towards this end, I would like to present a synthesis of interpretatioms
as to the meaning and significance of a new era - a "new" countryside - and
analysis of several major limitations to rural and small town planning. Part
I attempts to outline a perspective as to the former. Part II deals with land
use planning limitations as to the natural environment, agricultural systems,
aesthetics of development, and settlement patterns. While discussion and
reference material used deals with rural and small town planning generally,
the California experience predominates in terms of available research and
studied change, but which has relevance for many other rural regions (see
Bradshaw and Blakely, 1979).

The reality of a new era.presents political and planning problems and
opportunities quite different from the relatively recent past as it represents
nothing less than a restructuring of rural regions (and metropolitan regions
as well). More effective political and technical capacities are needed if
opportunities are to be realized and the avoidance of undesirable conditions
evolving by default. We need to juxtapose the tasks of creating a new vision
and overcoming theoretical and applied limitations in rural and small town
planning.



PART I

THE NEW RURAL CONDITION

Economic and Social Change

In the past in rural regions across the country, agriculture, food
processing and natural resource extraction were the dominant economic
activities with small urban areas providing services and commercial support.
Change was gradual and largely dependent on the ups and downs of these primary
activities. There were, more or less, relative degrees of similarity among
rural regions stemming from a common agricultural heritage. This also
extended to the long established massive migration pattern of millions of
rural people to urban areas. There were sharp distinctions between urban and
rural lifestyles. It is now clear that great changes have broken this down
creating a wide diversity of rural situations. We have been caught short on
this because of a collective preoccupation with metropolitan problems and an
ignorance of rural areas.

The much publicized population growth, the reverse migration phenomenon,
is only the best known. It is accompanied by a broad range of economic and
social changes that is even transforming some rural areas into an urban type
service and high tech economy. 1In those areas experiencing population turm
around the most significant economic changes are (Bradshaw and Blakely, 1982
(b); Shapira, (a)): the decline in agricultural and extractive employment has
nearly bottomed out; manufacturing, while still small compared to other
sectors, added a great number of jobs in non-metropolitan areas; the service
sector has increased its share of employment to two thirds of the total;
professional and managerial jobs were among the fastest growing; self-
employment is significantly greater in non-metropolitan areas, indicating the
importance of small business in rural communities; a great increase in numbers
of women in the labor market (corresponding to urban trends); rural areas
still suffer wage inequalities but the gap is narrowing. It has been
demonstrated that migration from cities to non-metropolitan areas has been
highest among well educated and skilled white population (Frey, 1979; Blakely
and Bradshaw, 1981). The motivational basis involves the known so-called
push-push factors in which non-economic values are more significant than
income. quality of life appears to be the dominating variable in both
negative and positive expressions.

The diversity of the rural condition is becoming clearer. Bradshaw’s and
Blakely’s research reveals a varying pattern. While agriculture remains
critical in rural areas, it no longer dominates most of their economics both
in income and employment. Both agricultural decline and stabilization
conditions exist, with corresponding differences in affluence standards. 1In
some areas, agriculture is providing more year-round employment and making
greater use of highly skilled experts, managers, and operators; in other areas
very little of this type of change is occurring. Manufacturing growth is much
more important and significant in some local regions than in others. High-
technology firms are showing up in rural areas in different regions of the
country. Service sector expansion provides different expression of economic
growth; large insurance firms in Wisconsin and small businesses and tourism in



Vermont. In California, Bradshaw and Blakely identify five types of rural
communities: 1) university/professional--communities based on expertise
associated with higher institutions and professional services; 2) government
and trade communities--usually county seats, where service delivery and trade
are the leading employment-generating sectors; 3) resort/tourist communities--
very attractive places that attract not only tourists but many persons such as
writers and artists who are economically active, but able to live away from
the city; 4) retirement communities--use the pension and Social Security
income of the residents as a significant input into the local economy; 5)
counterculture communities--include people who have dropped out of the major
economic system and are doing subsistence farming and odd jobs and thus
represent a potential pool of talent for new enterprises.

Bradshaw and Blakely conclude, as a consequence of these development
patterns, that rural economics have changed (or are changing) from single
industry agriculture-extraction economic bases to complex, diverse, modern
places (Bradshaw and Blakely, 1982 (b)), even though they follow d1ffereru:
paths in becoming modern places.

Some areas are growing very rapidly and a diversified
economic base is being formed, while others are
experiencing certain boom-town characteristics because of
the rapid expansion of a single industry. Some growing
rural and small city areas are strongly dependent on the
growth of a nearby metropolitan center or provide a
convenient way station between two metropolitan areas,
although many rural areas are developing independently
from metropolitan influences. Some retain a strong
agricultural and natural resource base and are building a
manufacturing and service sector to complement it, while
other areas have no trace of dependency on the land.
Bradshaw and Blakely, 1982 (a)

And, finally, there are more than 400 nonmetropolitan counties across the
country that are declining even though the great majority of rural counties
are experiencing population and economic growth (Beale, 1981).

New demands for rural resources and services, emergence of human
resources in rivaling physical resources in determining economic activity,
expansion of marketing, tourism, communications and social services, knowledge
intensive technologies and "footloose" businesses attraction to rural areas,
and the diffusion of urban activities into rural areas/small towns may well be
expressions of larger economic structural changes made possible by something
called an advanced or post industrial society (Bradshaw and Blakely, 1979).
While the basis of this is not fully understood, there is little doubt about
the changes and their effects. One effect is an increasing diversity of
values among rural people. "The mixing of rural with urban values, :
lifestyles, and vocations is generating vitality, change, and growing conflict
over the current state and future path of rural communities."™ (Gilford,
al, p. 4). We may well be seeing an evolving convergence of urban and rural
culture--i.e., people read the same newspapers, watch the same television
programs, use the same goods, and largely receive the same public services
(Gilford, et al). On the basis of employment, lifestyles, consumption



patterns, and political beliefs, there is likely to be little difference
between rural and urban people.

This, however, does not mean that problems and policy approaches between
cities and rural areas are similar. The unique features and characteristics
of cities and rural regions largely preclude this, as does the different
motivational basis behind the reverse migration compared to suburban growth.
But it does mean that the more traditional definitions of urban and rural are
obsolete, as are notions of sharp dichotomies between urban and rural regions;
more likely is some development continuum linking cities on one end and the
countryside on the other and which reflects a growing interdependence. The
implications of the new rural conditions are enormous for rural areas in terms
of rural development and growth policy and opportunities for shaping the "new"
countryside. The heterogeneity of rural regions implies a compelling need for
much better information and study of changes if policy intervention is to have
a chance of directing new forces rather than simply reacting and resolving
conflicts.

Motivation

What is striking about the motivations of new settlers to rural-small
town America is that they mostly have to do with quality of life, whether
negative or positive based. The new era places rural regions within reach of
more people who want to leave metropolitan areas because of negative factors
such as congestion, pollution, crime, and sense of alienation. This is
occurring during a time when psychological values and a sense of well-being
have begun to undermine former economic proclivities as primary concerns of
the "good life" (Cambell).

New settlers (and those returning) are seeking small town values, more
space and amenities, cheaper land and housing, contact with nature, ties to
the land, and easy access to outdoor recreation (Herbers). The essence here
is a more relaxed approach to living that allows more outlets and expression.
It encompasses seeking a "community feeling" where physical, social, and
spiritual aspects of life have a better chance of being integrated; or so
perceived by new settlers in their expectations.

The motivational factors behind the reverse migration have deep roots in
American traditions, values and myths in the virtues of small town and country
living, and ambivalent feelings toward cities. Compared to Europeans,
Americans simply do not have the same degree of enculturation of urban living.
The great suburbanization era seemed to be trying to recreate as much as
possible an earlier America before the rise of the great industrial cities;
more like small towns and farms with land and houses of their own, privacy and
space. But eventually, suburbs got too massive, sterile or becoming too much
like cities, so people are leaving suburbs, built to escape the city, as much
as they are leaving cities (Herbers). Continuous surveys have consistently
shown a majority of Americans would prefer to live in small cities, small
towns, and the countryside. The big change now is that more people are able
and willing to act on their preferences, even to the extent of trading off
higher incomes.



Urban migrants are characterized by the willingness to give up urban-
based conveniences to shopping, work, and entertainment (but not necessarily
public services) to live in an environment that they associate a higher
quality of life with, and in non-economic terms (DeJong and Sell). Beale
similarly reports a recent shift "against the current”™ of income. Instead of
moving toward higher incomes per person, as migration historically has, people
are now choosing somewhat lower incomes and better living conditions (Beale,
1976). Further, in less commercial farming areas, there is a trend of entry
into farming by people with non-farm backgrounds (probably part-time basis).
Beale also finds that since 1970, the decline in young farmers has stopped and
median age of farmers is dropping; non-economic reasons, relating to attitudes
and values were given as often as economics reasons.

The point here is whether or not values and expectations are based on
myth or reality, new settlers are very consciously seeking alternative ways of
life. Recent social and demographic studies have examined the nature of
rural-small town expectations by contrasting them to urban lifestyles. Marans
and Dillman’s 1980 report, Perceptions of Life Quality in Rural America,
analyzes data from four different rural survey studies, three national and one
regional, and highlights the ways Americans think about the rural environment.
The authors note that of prime importance to policy is that people’s
environmental assessment contributes significantly to their quality of 1life
experience. It helps shape their expectations while contributing to their
perceived ability to meet or frustrate them. The relative importance of
preferred environmental components generally identify the rural "appreciated"
world. These components are more quality of life and psychological
relationships to the environment; services and job opportunities, the economic
components, generally still favor the city. Data from the national studies
indicate that people in rural areas tend to express higher levels of 1life
satisfaction than those living in large urban areas.

Such surveys and studies should only be considered a beginning of what
needs to become a more integrated, extensive, and systematic research, and
tailored to different regions. Quality of life motivations and expectations
appear to be the logic of a new era of small town and countryside change just
as economic opportunity and production was the logic of metropolitan
development. This applies to locational criteria, other factors being equal,
used by so called footloose industries as well as new settlers. Both also
incorporate certain urban amenities they have become used to in their sets of
expectations. It also is becoming clear that a wide diversity of lifestyle
expressions are showing up, but all stimulated by the same general motivation
and expectation factors; even some that seems to defy the ideology behind the
new growth, particularly search for independence and distain for regulation,
as Louv’'s America II, so vividly describes (i.e., the enclaved, highly
privately regulated planned unit developments).

I agree with Herbers’ assessment that we are a nation of people without
strong roots in any particular community, but that we also are a people who
draw our sustenance from a range of enviromments that together wipe out former
major distinctions between city and town, urban and rural, suburban and
exurban. In many rural regions, we are in the process of creating countrified
cities, shaped by the logic of a different set of motivations and expectations
and made possible by the economic and technological changes of an emerging new
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era. This is why we need a much better understanding of the dynamics behind
this new reality, to direct the powerful forces in ways that provides for
expectations yet conserves the essence of what people are seeking. This is
the challenge. The countryside is going to be changed, the issue is whether
it is going to occur under a proactive vision that matches the potential of a
better way of life, or under a reactive by default mode. The starting point
of enhanced political management and planning approaches is matching our
environmental studies and assessment with the logic of the new era.

The New Countryside

This new rural condition is bringing about transformation in the American
countryside. The new forces shaping rural and small town life are not the
traditional ones of agriculture, natural resources, socioeconomic isolation,
or an unsophisticated labor force (Bradshaw and Blakely, 1979). Rather, they
have their basis in our moving out of an advanced industrial age to a new age
with a different economic structure and geography and a different focus and
logic. Whether we call it the post-industrial society, the information age,
the third wave, etc., it is understood only imperfectly including the extent
the transition is already occurring. However, it is apparent that both a
reshaping of existing metropolitan development patterns and a shaping of a new
settlement pattern is exurban and nonmetropolitan areas is happening.

The constraints of prior settlement patterns are greatly loosened.
People and enterprises have a much greater location range. New settlers
moving into the countryside and its small towns include the best educated
working class, "new collar" workers, retirees, the technologically
sophisticated, the economically resourceful (Bradshaw and Blakely, 1979;
Herbers). In addition to a new diversity of people and values, also seeing
increasing diversity in economic bases with greater livelihood opportunities
in various sectors (professional to low wage service) and new business
opportunities (most new jobs are being created by small businesses). New and
expanded demands on rural lands are also showing up, military, institutional
and utility installations, mining operations, waste disposal, and large scale
recreation. Regardless of the considerable differences or permutations of
these factors or forces between rural regions, their spatial expression has a
common emerging settlement pattern. Whether we call it urbanization of the
countryside or the countryfied city, we are in the process of producing a new
dispersed community that is quite different from the suburbs of the 1950's and
1960's and which is emerging at a point in history that is quite different
from post WWII America (Herbers).

The critical need is to better understand this change for it has all the
appearances of being a major phenomenon and permanent. "This new dispersed
community seems to have many nodes, no clear center and overlapping
jurisdictions, and it occurring whether that community is highly urbanized,
suburban, or semi-rural. It is only because the latter has unoccupied space
that it has become the last frontier" (Herbers). This situation coupled with
quality of 1life motivations is proving to be a powerful combination in the new
countryside. We are talking about a settlement pattern that is still forming
under new forces still new at a time when changes are coming down on us faster
than we can evaluate their meanings (Herbers; Doherty).
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We can at least begin with some major characteristics that can contribute
to creating a new perspective, especially one that has a positive focus that
relates to what we can see as the potential for a better way of life. What is
the opportunity and challenge for the 21st century? I agree with those who
state it has to do with creating more livable communities than we generally
succeeded in doing in our cities and suburbs. Communities that foster
diversity, not large concentrations of sameness; that have a continuity with
the past as opposed to trashing it; that goes beyond the suburbs in blending
development with nature; and which provide choices, quality, and an aesthetic
that is in a form and context that is meaningful to people. Apparent
characteristics of the new countryside:

1. Agricultural lands have value beyond the basic economic production;
agricultural lands also maintain open space and provide the essence
of rural character, both qualities highly valued by new settlers;

2. A new consumption or leisure use of rural lands for nonagriculture
living environments, with a corresponding explicit market value.
character or ambience is the small town counterpart;

3. Aesthetics of small towns and countrysides as a distinct resource in
relation to development patterns and change and to a leisure based
economic sector;

4. Strong quality of life motivations and the diversity of their
expression among new settlers, and the corresponding mixed
perceptions and reactions among old residents. A strong aversion to
amorphous huge patterns with little identity in both cases, but
linked with keeping certain urban amenities on the part of the new
settlers;

5. The traditional family farm as livelihood and significant differences
between town and country people are largely gone. But many people
still want ties to the land; now have part-time farming and nonfarm
job (both new and old residents), with lifestyle and standard of
living similar to the town (and city). Town/urban and country people
differences much diminished, not because so much the latter has
become like the former, but that both have become more like suburban

~ dwellers in their activities, professional/social visits to cities,
extensive range of vacation locations, etc., (Herbers).

6. Great number of Americans have accumulated enough wealth to seek
amenities in their place of residence rather than primarily pursuing
the more immediate goal of making a living, the force that had
dictated much of the population movements of the past (Herbers).

7. Regional use of places or nodes of activities; people use employment,
leisure, education, and living enviromment resources on a much
greater spatial scale than was the case in traditional rural
communities. This seems to be an essential characteristic of the new
evolving settlement pattern, the dispersed community; a nodal concept
in which different parts of a broad area serve different functiomns
and people move from one to the other without regard to old



boundaries. It would seem that "sense of place," both psychological
and spatially, is broadening considerably. It would also seem that
this new community does not encourage a return to high density
development (Herbers; Doherty; Hawley and Mills).

While we only have a partial and loosely connected understanding at best
of this new era, I suggest that creating an image of "the countryfied city" is
the appropriate one for a perspective on the positive potential. A basis for
accepting the reality and working within it in attempting to realize its best
as well as containing its downside, as distinct from trying to superimpose
"our" preferred pattern on people or wishful thinking as to what we think will
happen. Imagination as well as knowledge is needed. The alternative to
pursuing the potential and understanding the reality is not only lost
opportunities but a defacto condition that reflects the downside (see Part
I1).

The reality, I suggest, has to do with accepting the diversity, not onmnly
allowing it, but planning for it vs. tendencies of the market to provide
highly standardized and limited response to the variety inherent in demand,
and for public controls to be too rigid and standardized. it also means
accepting a degree of disorderliness and creating (and allowing to be created)
a greater variety of living environments that not only provides more choices
in settings to people, but also choices in degree of managing their settings
and making their own changes over time. This means providing the basis for
people to be more directly connected to circumstances they can control and for
indigenous institutions to evolve. The expression of this can take a number
of forms: recreating small town living through new and revived villages; pre-
packaged enclaves; individual parcel development; permutations of a rural
cluster concept that mixes residential, shared activities, shared infr-
astructure, income producing activities, and common open space in varying
degrees, and coexisting with agricultural production.

Our planning and design approaches could be directed toward creating
settlement patterns more deliberately to exploit demographic treads,
lifestyle/way-of-life desires, and positive potential of the new era; which as
suggested earlier, has to do with varied expressions of a symbiotic coupling
of city-town-rural living. At a regional and strategic level conceive and
plan for a larger vision, a sense of meaning and quality, that gives coherence
to the whole. This involves, for example, deliberately creating specialized
places, large towns/small cities with concentration of cultural amenities,
maintaining and recreating small town character, new villages, a variety of
rural residential developments, and with variations on density and mix of
activity by subregions. A new reordering is needed that exploits the best of
the new dispersed community and expresses its settlement pattern logic while
minimizing negative tendencies. Small towns do not have to be big cities in
waiting; the countryside can be citified without losing its aesthetic and
psychological quality and character; we can create variations in social as
well as physical living environments; and a deconcentration of basic retail,
services, school, leisure, and employment opportunities can be linked with
resident development in varying combinations both at the project-community
scales and subregional region scales. We need to move away from the notion
and development tendencies that all employment, shopping, leisure activities,
etc., has to be only in the towns or urban places.



To begin to realize the above requires corresponding new political
institutions, perhaps even a re-inventing of local government, to match the
dynamics of the new dispersed community. The latter has the potential of
rediscovering the grass roots at a community and small region scale, a new age
for local government after years of centralization of govermment and political
action. A regional political and planning context is an imperative.

1. Local government, especially counties, are going to have to become a
much more involved actor in the land development process (and not
just focus on controls and tempering market produced results). This
applies just to minimize the downside tendencies, let along implement
the positive side and to approach settlement patterns at a regiomal
scale.

2. Renewal/development authorities as an effective adjunct of county
government: undo past poor land use decisions, especially premature
subdivisions and other aspects of a poor platting pattern condition;
joint ventures with developer,. real estate, and financial interests
in creating new villages, rural clusters, location of
commercial/leisure activities, etc.; achieving equity through
minimizing windfalls and wipeouts and sharing of costs and benefits
of change and new growth (avoiding the zero sum game between
communities); greater accommodation of income classes (i.e., why
can't more renters enjoy rural living?); establishing aesthetic,
environmental, and service limits (and their financing); conserwving
and using open space, provision for hiking and riding trails,
camping, etc.; maintaining viability of agricultural production; and
accommodate greater mix of activities.

3. Match the regional-mindedness of the people in the new dispersed
commumnity, reduce the "babble" of many govermments speaking, and
achieve a much greater direct connection between the demands of the
dispersed community, a proactive planning capability, and their
institutional implementation requirements.

This is the direction, in my opinion, that our thinking needs to take in
order to create a dynamic context in which small town and rural planning can
come on to its own. In directing new powerful forces and desires for
alternative ways of life and livable places, we have the potential of creating
just about any kind of living environments we want.

Providing we can create a vision to encompass the new dispersed
community.

Providing we have the will to act om it.

Providing we can invent the planning, design, and political approaches to
match the challenge.
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By Robert [.. Polvi

new kind ¢f city called ““tech-
nopolis,” derived from the
- Greek WOrc; for technology anc
City, is SMETEINE. « 3¢ keys to this 21st-
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The Smart City
(ccntinued)”

born in laboratories and travels on
airplanes.

Trade, says Wakelin, traditionally has
involved the shipment by water of heavy,
low-value-added products of relatively
enduring design. Great trading cities
such as the now-defunct Carthage and
still-thriving Tokyo, Hong Kong, Lon-
don, Venice, and New York — to say
nothing of San Francisco — were
founded by the sea or at a river’s edge.

But a high-technology product —
which weighs little, often costs a lot, and
runs the constant risk of becoming
obsolete — travels by air, as do the
barnstorming legions of researchers,
entrepreneurs, and financiers who cre-
ate, produce, and promote it. Thus, ac-
cording to Wakelin technology-oriented
cities of the future must be built near
airports.

Wakelin foresees a global network of
these smart cities, called technopolises,
linked by instant communications sys-
tems and a coming generation of low-
noise supersonic planes capable of
flying passengers halfway around the
world in a few hours. Within each tech-
nopolis, international hotels, entertain-
ment complexes, conference facilities,
and trade centers will flourish. In ad-
dition, Wakelin says, the citizens of the
world’s technopolises will be able to
share information freely and quickly
across distances of thousands of miles
via advanced data-toting “teleports.”

To look at these technopolises as
nodes in a worldwide network reflects

the increasing globalization of eco-
nomic activities. Companies in emerg-
ing new industries have established
research, manufacturing, procurement,
and customer support networks that ex-
tend around the world. The cities of to-
morrow will serve as pools of talent that
help maintain and manage these global
connections. Increasingly, new technol-
ogies will be applied to the development
and maintenance of the global infra-
structure networks. Thus, we call these
cities of tomorrow “smart” cities since
they rely on “smart” human resources
and ‘“‘smart’’ advanced infrastructure
networks.

To accommodate the new industries
of the future, cities must adapt. Cities of
the future will need to support research
and advanced manufacturing, to man-
age and commercialize new techno-
logies, and to manage information
exchange on a global scale. They also
will need to furnish support services
such as market research, technical in-
telligence, management consulting,
venture capital, and legal services.

erhaps the ultimate “key” to the
Pcity of tomorrow is the Phi Beta

Kappa key: Smart cities have
smart citizens. In the words of Steve
Gomes, a charter member of the Asso-
ciation of University Related Research
Parks, “There is a growing recognition
that the university is the factory of the
future.” Whereas it was once thought
that wealth was created only from things
in the ground and money in the bank,
the most precious resources today are
ideas and the people who have them.
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Technog s and science parks fre-
quently have . rung up around research
universities, beginning with small, new-
technology-based firms that are flexible
and opportunistic and so can, in the
words of Nick Segal, of England’s Cam-
bridge Science Park, “convert science
into marketable products.’’ He sees
the science park as a “focal point for
university-industry interaction.™

The interchange of industry funding
university research and researchers en-
trepreneuring their findings into prof-
itable activities represents one way to
harness effectively the substantial re-
sources of know-how and specialized
physical facilities that universities and
research institutions possess.

For example, the University of Pitts-
burgh and the Carnegie-Mellon Institute
played major roles in the revitalization
of Pittsburgh. The university is now the
city’s largest employer, and 70 major re-
search centers have sprung up around
those universities.

“Creative people tend to be free spir-
its,” says Wakelin. “So, to attract and
keep a critical mass of talented individ-
uals, a technopolis will have quality
housing, abundant green space, and ex-
cellent cultural amenities. ™’

A high quality of life has long been
a California strength. Silicon Valley,
arguably the first technopolis, was seed-
ed by a Stanford University policy en-
couraging commercial spin-offs of the
products of academic research. Silicon
Valley and Boston’s Route 128 presaged
planned developments such as North
Carolina’s Research Triangle. Others
have followed suit including interna-
tional development agencies, local and
regional planners intent on shifting pop-
ulations from overcrowded waterfront
areas, and corporations seeking com-
petitive advantage.

Now technopolises are popping up
around the world. Japan is building 19
technopolises in its regional hinterlands.
France, Italy, and India already have
their own. Turkey, South Korea, and
Australia have announced plans to build
them; England and Spain are conducting
studies of them.

fter “‘exporting Silicon Valley”

to much of the world, what does
California have in exchange?

After gaining fame and fortune as the
cradle of hi-tech research and its suc-
cessful commercialization, California
now lags behind. The semiconductor in-
dustry’s research consortium Sematech
and the computer-oriented MCC chose
Austin, Texas, over California. The se-
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lection of Austin was influenced by the
strengly supportive University of Texas
campus there and its aggressive and in-
novative high-tech programs.

Why does California suffer a lag? Part
of the reason is overburdened infrastruc-
ture. It is not so much that the state’s
institutions are doing things different
from 20 and 40 years ago. It’s that they
are doing the same things, but in a dras-
tically changed world environment.

California emerged as an economic
world power chiefly by virtue of its long-
range planning. Business and govern-
ment leaders in the 1940s, 1950s, and
1960s built the infrastructure necessary
for a growing modern state — highways,
water systems, schools, and higher ed-
ucation. But by 1980, while California
was acclaimed as the world leader in in-
novative manufacturing and modern
electronic technology, its systems be-
came severely overtaxed. Their inade-
quacy was beginning to show in such
problems as gridlock in Los Angeles and
San Jose, poisoned fish off Santa Mon-
ica, and SAT scores ranking 35th in the
nation.

At the same time, the U.S. was gen-
erally falling behind in the global mar-
ketplace by failing to address the critical
areas of technological innovation, cap-
ital investment, regulatory reform, and
international trade. The resulting de-
cline in key economic indicators is evi-
dent in California in some surprising
ways, according to the California En-
gineering Foundation (CEF). Many
fields of activity we think of as key Cai-
ifornia industries, such as hi-tech, aero-
space, biotech, telecommunications,
media, and the quality of life industries.
have moved to other locations where
they can compete successfully with, and
sometimes surpass, their California
parents.

o how can California cities catch
Sup? The CEF suggests developing

a master strategy of strategic alli-
ances among government, industry, and
education. Bechtel’s Technopolis Devel-
opment Group says that such a master
plan realistically can be implemented as
a concept of smart city networks and in-
vesting in human resources and infra-
structure.

The solutions include nothing less
than restructuring the state’s industry.
This has been happening all along of
course — moving from gold to agricul-
ture, from oranges to movies, and now
from resource-based economies to a
knowledge-intensive focus based on the
— .
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production and exchange of informa-
tion. There likely will be a shift in the
development surge that historically has
moved southward, from San Francisco
to San Diego, to the relatively empty
north and northeast. Current trans-
portation and communication nodes
can make the importance of location
negligible.

Candidates for smart cities include
San Luis Obispo, with its university and
pleasant climate; Sacramento with its
airports, universities, and spruced up
downtown; Sutter County, currently
looking at ways to best convert some of
its agricultural land to industrial use.

Wherever they grow, prime consid-
erations will be to protect the environ-
ment and to ensure that the quality of
life that was attractive in the first place
is not destroyed. Of course, the choicest
areas were those first developed; which
argues for redevelopment. Technopolis
brings many strengths to this concept:
hi-tech solutions to the problems of
pollution, rapid ground transportation
systems, upgrading of waterfronts, re-
structuring of industry to cleaner pro-
cesses with higher value added. To
maintain their economic vitality, cities
must strengthen their networks. This in-

'
!

i

cludes the external telecommunication
and transport networks. It also includes
the internal infrastructure networks,
quality of life and, above all, investment
in its own citizens.

In Los Angeles and Silicon Valley
major initiatives are underway to build
light rail and improve freeways. Los An-
geles also is starting to build a regional
heavy and light rail transit system. New
technologies also are being applied to
monitor and control traffic. One day all
Californians may be travelling on auto-
mated freeways.

Another problem in the mature tech-
nology centers has been inadequate air
transport facilities. Many California
localities now are moving to address
these problems. A system of regional
airports is one answer. A different an-
swer may be in leaving the crowded skies
and concentrating on regenerating a
truly useful rail system. France’s TGV
and the German magnetic levitation
work have applicability to linking Cali-
fornia cities with frequent and conve-
nient service. Las Vegas already has
begun the first phase of its plan to build
amag-lev link to southern California, its
major market. Perhaps California could

(continued on page 29)
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The Smart City
(continuzd from page 21)

leverage Nevada's investment and extend
that system north, connecting the entire
LA-SF corridor.

nology centers, such as Phoenix and

San Antonio, the emphasis has
been on enhancing external links and
upgrading the quality of life. In Port-
land, an expanded airport will improve
links with the Far East and enhance the
region’s attraction as a center for Japa-
nese high-tech firms. In San Antonio
the upgrading of its old town is a magnet
for urban development.

The basic lesson is that only those
cities which have the will to capitalize
on these emerging trends will enter into
the next century as leaders. There are
too many counties and states competing
to replace California for the state to hes-
itate in meeting the future. A Conway
Data survey of April 1988 finds that 10
states now offer a complete battery of
high-tech location incentives: Connect-
icut, Florida, Indiana, Missouri, New
York, North Carolina, Pennsylvania,
South Carolina, West Virginia, and
Wisconsin.

Smart cities will be internally linked,
as well. Enrique Diaz, a project study
manager in Bechtel’s Urban and Re-
gional Development Group, envisions
“smart buildings’ hardwired with
fiber-optic hookups to permit easy flow
of computer data between homes and
offices; face-to-face video teleconfer-
encing; and such amenities as teleshop-
ping or, if you choose to drive to the
shopping center, automated parking sys-
tems to tell you where to leave your car
and computerized traffic controls to
minimize rush-hour blues.

Kotoro Kitamura, director of the
Tokyo bureau of the Ministry of Con-
struction, says, “In the future, it will
be necessary to add a ‘brain and ner-
vous system’ to conventional urban
infrastructures.”

Advances in data processing and tele-
communications will offer new op-
tions in doing work at home or in the
office, in how residences function, and
in safety and security. Currently avail-
able systems can monitor infrastructure
for structural deterioration and then
send out signals for necessary mainte-
nance. Police, fire, and health authori-
ties can be linked to an active sensor
network. Shared tenant services for both
commercial and residential space can
-]
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I n more recently established tech-

put the world of the day after tomorrow
in nearly everyone's reach.

Smart cities go the next step, by con-
necting smart buildings with **intelli-
gent” transport and communications
systems.

Bechtel’s regional planners are al-
ready working on ways to move the tech-
nopolis concept forward. Members of
Bechtel's Technopolis Development
Group have recently completed survey
trips to Japan, Australia, and Europe.
They met with such founders and ener-
gizers of the technopolis movement as
Senator Pierre Laffitte of Sophia Anti-
polis in France; Nick Segal of Cam-

bridge nce Park, England; Umberto
Bozzo ot .tcnopolis Novus Ortus, Italy;
leaders of Japan’s Ministry of Interna-
tional Trade and Industry (MITI), and
Australia’s Department of Industry,
Technology and Commerce. The latter
two are exploring the possibilities of a
“Multifunction Polis™ to be located in
Australia but whose objective is to fur-
ther internationalize both the Japanese
and Australian economies.

hat lessons have been learned?
In Japan, MITI has desig-
nated some 20 regions where

(continued on next page)

A key to
your city’s
future
will be

equipping
it with a
state-of-

responsibility.

Electric vehicles are:

« Low maintenance
- Simple servicing

Booth #530

SUPPORT THE
CLEAN AIR
ALTERNATIVE

A

the-art electric vehicle fleet.

Set the pace among civic leaders on the road tc-))i‘;nprove air
quality. Be one of the first to put electric vehicles in your
commercial fleet. Clean air is your right and your

* 98 percent pollution free
« Ideal for stop and go deliveries
* An excellent public relations tool.

Call us for a free brochure and to schedule a test drive. We'll
show you an idea whose time has come. 1-800-952-5062.

Come see us at the League conference.

=

Southern California Edison

29



Tae Smart City
(continued)

cities or prefectures band together to
rally local industries and universities to
form R&D consortia and to construct
highways, airports, industrial parks,
and new towns. This technopolis region
policy is MITI's answer to the rapid ex-
odus of manufacturing plants caused by
the abrupt rise of the yen. In the view of
Sheridan Tatsuno, Senior Analyst for
Dataquest’s Japanese semiconductor in-
dustry service, Japanese industries must
move up the technology ladder quickly
if they are to remain internationally

competitive with the emerging Asian
countries. The regionalization of hi-
tech research is a major policy shift that
will strongly affect the global economy.

Perhaps the most pertinent lesson for
small to medium sized California cities
is to join together to focus on regional
attributes that can be converted to mu-
tual profit. Once California cities work
together regionally, there’s no reason
such regions cannot become part of the
global network — sister technopolis
regions in any part of the world. The
Japanese and North Carolina models
suggest developing regional initiatives
and policy. Strong relations with local
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educational and research institutions
will help to identify what is being done
to be ready for the future. The class of
2000 has just entered first grade. What
is being done for education? What can
those children expect?

Another lesson learned has to do with
spontaneously evolving technopolises,
such as Silicon Valley and Route 128 in
Massachusetts, versus targeted initia-
tives to promote actively hi-tech devel-
opment and innovation. In the latter
category, North Carolina’s Research
Triangle Park is the premier example,
now being emulated by many states and
cities, including Florida with its heavy
investment in advanced university facil-
ities. What generally seems to work is
to promote active state and local interest
and involvement that is coordinated with
larger policies and initiative; and to pro-
mote multiple activities instead of rely-
ing on one or two assets or investments.

“As we head into the end of the cen-
tury,” Wakelin says, ‘‘the smart city of
tomorrow — information intensive, in-
ternally integrated, globally linked to
foster the rapid commercialization of re-
search — is rising from the ashes of yes-
terday’s smokestack city."’’

The opportunities are many, diverse,
and exciting. B

For Further Reading:

Creating the Technopolis: Linking Tech-
nology Commercialization and Eco-
nomic Development, Raymond W.
Smilor, George Kozmetsky, and
David V. Gibson, eds., Ballinger
Publishing Company, Cambridge,
MA, 1988.

The Cambridge Phenomenon: The
Growth of High Technology Industry
in a University Town, Segal, Quince
Wicksteed, Cambridge, England,
1985.

The Regis Touch: New Marketing Strat-
egies for Uncertain Times, Regis
McKenna, Addison-Wesley Publish-
ing Company, Inc., Menlo Park, CA,
1986.

The Technopolis Strategy: Japan, High
Technology, and the Control of the
Twenty-First Century, Sheridan Tat-
suno, Prentice Hall Press, New York,
1986.

The New Business Incubator: Linking
Talent, Technology, Capital and
Know-How, Raymond W. Smilor,
Lexington Books, 1986.

Silicon Valley Fever, Everett Rogers.

Growing the Next Silicon Valley, Miller
& Cole, Lexington Books, 1986.
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¢ Economic Development in Smaller Cities
¢ and Rural Areas
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2t Emil E. Malizia

This article argues for an approach local leaders and professionals should use for
economic development in smaller cities and rural areas. They should define economic
development explicitly, using theory to articulate the public goals they want to pur-

sue. They may locate the economic development function in public or private agen-
cies, but they should use local development organizations—private entities created
to achieve public economic development goals—to carry out economic development
activities. Rural professionals should formulate a range of economic development

strategies intended to achieve public goal
them. For any rural area, unique strategies

s and should establish priorities among
based on careful, unbiased analysis and

appropriate theory hold the most economic development potential.

The recent surge of interest in local economic devel-
opment has not been confined to large cities or metro-
politan areas. It has spread to nonmetropolitan areas'
as well, and for good reasons. Like urban areas, rural
areas are suffering from the reduction of federal do-
mestic assistance and the declining number of domestic
corporate facility locations.? In contrast to urban areas,
rural areas continue to manifest greater poverty and
weaker economies.’ Furthermore, the “rural renais-
sance” that buoyed many localities in the 1970s has
come to an end, and the economic recovery from the
1981 and 1982 recessions has generated less growth in
nonmetropolitan: areas.* Faced with these adverse eco-
nomic conditions and trends, rural officials are seeking
a more active role in local economic development. They
are asking rural planners and economic developers to
find strategies to generate jobs and strengthen the local

tax base.
How should rural planners and economic developers

respond? Successful rural practice will depend on the
ability of leaders and professionals to distinguish con-
trollable from uncontrollable factors and to focus on
issues that they have the capacity to address. They can
learn from the literature and practice of economic de-
velopment, most of which pertain to metropolitan areas
and large cities, without repeating the mistakes being
made there. The key issues relate to the definition, or-
ganization, and strategies of rural economic develop-
ment. This article prescribes standards for defining, or-
ganizing, and formulating strategies for economic de-

AUTUMN 1986

velopment that leaders and professionals in smaller
cities and rural areas can use.

In summary, I argue that rural planners and economic
developers need to work with local officials and leaders
to arrive at an explicit definition of economic develop-
ment. The definition should be drawn from a rudimen-
tary understanding of the development process and
should provide a basis for identifying relevant public
goals and objectives for practitioners to pursue. Orga--
nizing involves determining the best ways to combine
the talents of local people to achieve public goals. Once
the local economic development function is properly
organized, rural practitioners should develop carefully
the plans, methods, or activities designed to achieve
local goals and objectives. These strategies to promote
local economic development must recognize local ca-
pabilities and resource limitations and constraints. The
next three sections of the article present the argument
in greater detail.

I use several methods to develop the argument. The
literature on regional development theories provides the
basis for distinguishing the definitions of economic

Malizia, AICP, teaches graduate-level and in-service training
courses on economic development at the University of North Car-
olina. As a consultant to private and public developers he secures
financing for local development projects. His current research fo-
cuses on business growth dynamics, development finance, and
rural economic development in the South.
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growth and economic development. This distinction of -
fers a vehicle for presenting two different ways to deal
with economic change. Empirical research on state and
local practice supports the observations made about or-
ganizing economic development activities and local de-
velopment organizations. Combining research on rural
economic development with consulting experience in
rural areas, I have identified particular strategies and
here present comments on their strengths and weak-
nesses. Although the most relevant literature is cited,
my argument is based on a broader synthesis of reading,
research, and practical experience.

Defining economic development

Rural planners and economic developers can avoid
ambiguity and confusion by defining explicitly what
they mean by “economic development.” An explicit
definition helps in articulating an area’s problems and
goals, and it suggests criteria that would be useful in
rating alternative strategies. To arrive at a definition,
local offidals and leaders are forced to consider what
the economic development process is in general, con-
ceptual terms; that consideration equips them better to
make decisions about economic development. Such
discussions often foster a common understanding of the
development process that increases effective commu-
nication and cooperation among local leaders and of-
fidals. With this understanding, they are in a better po-
sition to interpret empirical studies and other infor-
mation describing the local economy.

Local practitioners should seek an understanding of
and a definition of economic development that are in-
formed by theory. Unfortunately, no single theory ex-
plains the development process precisely or completely.
Instead, many theories exist, each emphasizing partic-
ular aspects of development. (For a short bibliography,
see Malizia 1985a, 229-230.) Therefore, local practi-
tioners should select the theory (or group of theories)
that best explains local conditions and trends and gen-
erates interpretations that interest local leaders and citi-
zens. :

Without theory, rural practitioners can only treat the
results of economic change, specifically its effects on
local employment, tax revenues and expenditures, en-
vironmental quality, and the like. Planners familiar with
the techniques of economic, social, environmental, and
fiscal impact analysis can use those tools to gauge the
results. But to mitigate or advance the effects of change
in the local economy is to perform a task that is central
to rural planning as it is practiced now and does not
raise new public goals or local government functions
particular to economic development. In other words,
the anticipation and management of local economic
change are parts of local planning generally and do not
represent economic development planning specifically.

490

Growth versus development

Economic development planning involves drawing
on a theory-based definition of the development process
and designing intervention strategies and projects that
promote local goals. A review of alternative theories is
beyond the scope of this article, but the distinction be-
tween theories of economic growth and theories of eco-
nomic development is critical to the presentation of al-
ternative approaches for rural economic development
practice. In essence, growth theories and development
theories offer two different ways to look at development.
From these different understandings come distinctive
goals and strategies for public intervention.

Growth theories (such as export base theory, growth
models, and trade theory) take economic structure as
given and focus on short-term changes in the economy
and its moves from one equilibrium to another. The
quantity of production, consumption, income, employ-
ment, or trade is important. From growth theories come
the goals of increasing the rate of economic growth and
creating more local employment to expand existing ca-
padity. Development theories (such as entrepreneurship
theories or dependency theory) focus on changes in
economic structure over the long term. Structural
changes may refer to changes in industry mix, product
mix, occupational mix, patterns of ownership or control,
firm size and age, technologies in use, degree of com-
petitiveness, and the like. The quality of production and
the distribution of consumption are emphasized. From
development theories come goals that would alter the
capacity of the economy to produce in the future. The
goals pertain to improving economic structure and the
distribution of income and wealth. An excellent dis-
cussion of the distinction is in Flammang (1979).

For example, assume local officials and practitioners
understand economic development frormn the perspective
provided by export base theory. The goal of economic
development would be to increase existing economic
capadity, usually measured as increasing employment.
Strategies would focus on expanding the industries in
the export sector and strengthening the linkages among
local activities to increase local multiplier effects. On the
other hand, officials and practitioners using Shapero’s
(1981) ideas on entrepreneurship and economic devel-
opment would want to improve the resilience of the
local economy. They would prefer strategies designed
to improve the local environment for new company
formation, particularly activities that would increase the
ability of local bankers to accurately evaluate new busi-
ness ventures. :

Obviously, rural practitioners may consider a wide
range of growth- or development-based goals and
strategies. Usually, such efforts would be compatible,
in that growth often leads to development and vice
versa. It is possible, however, for an area simply to ex-
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pand its economic capacity without much change in
industry, skill, or product mixes, wage levels, income
distribution, or other aspects of economic structure.
Conversely, an area can improve its economic structure
during a time when aggregate output is falling, much
like a company restructuring operations and reducing
employment in order to improve its future competitive

position.
Growth/development pros and cons

Generally speaking, growth- and development-based
approaches to rural economic development have dif-
ferent advantages and disadvantages. From the growth
perspective, the goals of job creation and, by implication,
tax base expansion are central. Currently these goals
are politically the most popular rationales for engaging
in local economic development. The underlying growth
theories are relatively straightforward, and local actors
will find them easy to understand. They do not chal-
lenge the popular idea that economic development is
synonymous with business development and real estate
development.

In my opinion, however, those advantages are out-
weighed by the disadvantages of growth-based ap-
proaches. First, growth theories focus on the short run
and the near term, while the planner’s unique perspec-
tive and skills are better suited to a consideration of the
future, Moreover, “quick-fix” solutions seldom improve
the economy over the long term. Second, growth the-
ories tend to emphasize industrial recruitment strategies
during a time when such strategies are more likely to
fail than ever before. In fact, many local leaders and
professionals now are searching for alternatives to in-
dustrial recruitment. Third and most important, growth
theories encourage expedient public intervention but
not necessarily public intervention that can be politically
justified.

How is intervention justified? Most public policy an-
alysts use the “market failure” argument as the basis
for justifying public intervention. In the present context,
are economic development efforts to increase economic
growth or job creation necessary, given the expected
performance of the private sector? Do the benefits of
intervention to achieve economic growth exceed the
costs?® Both of those questions remain unresolved after
years of serious debate. Private firms, wanting to in-
crease their wealth, engage in activities that result in
economic growth and job creation. From that perspec-
tive, the market has not failed. Yet economic growth is
a volatile and uneven process that has different effects
on people and places. Most regional economic devel-
opment activities have been justified to help people or
places left out of the growth process, either temporarily
or permanently, make successful economic adjustments.
Even if intervention is needed to stimulate growth, it is
not clear that the benefits of intervention exceed the

AUTUMN 1986

costs. One side argues that public economic develop-
ment efforts result in economic growth. The other side
claims that growth induced by intervention only sub-
stitutes for growth that would have occurred anyway
as the result of private actions. Empirical research offers
no definitive answers to inform this debate. Thus,
whether growth-based approaches are justified remains
unresolved.

In some places local practitioners may be able to ig-
nore that question because local leaders and citizens
fully support the goals of job creation and tax base ex-
pansion. In other places public opinion may not support
the use of tax revenues for job creation. In such instances
practitioners should take a more conservative approach
to job creation by engaging in activities that already are
considered necessary functions of local government. For
example, they may manage existing local government
functions as efficiently as possible or improve public
services, maintain infrastructure, and guide physical
development to facilitate economic growth.

Those activities may be quite effective for two reasons:
First, local economic welfare and real incomes will in-
crease if the quantity or quality of public services grows
because of gains in government productivity. Second,
national corporations are looking for sites in localities
that are well-managed. They value government effi-
ciency much more highly than the local incentive pack-
ages that often are assembled in the name of economic
development. In the short term, plant managers want
to build in places where their facilities can be finished
on time and within budget. A dty offering expeditious
reviews and processing of permits and approvals * quite
attractive. In the long term, corporate executive.s, as well
as small business owners, want a place with fair taxes,
reasonable living costs, and relatively high-quality ed-
ucation, protective services, and so on. Again, the well-
managed city is heavily favored (Schmenner 1984;
Sloan 1985).

Development-based approaches have a different mix
of advantages and disadvantages. They offer reasons
for public intervention and clearer public goals and ob-
jectives but are more difficult for local leaders and cit-
izens to comprehend. As for the advantages, rural prac-
titioners who want to improve the viability of the local
economic structure will not be competing with the pri-
vate sector. Managers seeking more profits, workers
seeking higher wages or job security, and consumers
seeking more or better products do not worry about the
effects of their actions on local economic structure. Pri-
vate producers concerned with price and quantity do
not necessarily try to improve quality. As long as the
benefits of public intervention exceed the costs, rural
practitioners can pursue a wide range of activities with
a development-based approach. Furthermore, since the
focus on improving economic structure is less dependent
on private-sector actions than is the goal of job creation,
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local governments more easily can establish clear public
goals to justify an economic development function.

Finally, as explained in the section on strategies, de-
velopment-based approaches are more likely to con-
tribute to national economic well-being than are growth-
based approaches. Most local leaders want their areas
to progress even at the expense of other areas. Yet
professionals are more credible when their practice
makes a contribution to the national economy in general
and avoids constant- or zero-sum activities. As in the
case of environmental legislation in the early 1970s and
recent legislation to restrict the use of industrial devel-
opment bonds, Congress is apt to eliminate or restrict
local economic development tools and techniques that
do not improve the national economy as a whole.

Development-based approaches are not without their
disadvantages. First, the understanding of development
they involve is more complex and may be more difficult
to communicate to participants in the local planning
process. Second, the goals they yield may be less pop-
ular, partly because they are not well understood and
partly because they may undermine certain private in-
terests. For example, businesspeople paying low wages
or running marginal operations may fear the goals sug-
gested by a development theory that stresses better local
jobs or more competitive local industries. Third, devel-
opment strategies may be politically less feasible if
powerful local actors oppose the economic development
goals.

In conclusion, local leaders and professionals in
smaller cities and rural areas should define economic
development carefully and should identify the public
interest in development clearly if they want to justify
the public activities designed to promote economic de-
velopment. Localities can pursue the goal of economic
growth and stress sound public management of tradi-
tional government functions, or they can pursue goals
that are economic development-oriented by allocating
public resources to organizations and strategies designed
to improve local economic structure.

Organizing for economic growth
and development

Economic growth and development are fairly well-
articulated local government functions in metropolitan
areas. In some places those functions are organized in
a line agency of local government; in other places the
responsibility is vested in an independent commission
or authority. In many cities, economic growth and de-
velopment functions are shared by local commissions
and city departments. '

In nonmetropolitan areas economic growth and de-
velopment activities are not articulated as well. In lo-
calities that employ professional staffs, the function is
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fulfilled by associate town/city/county rmanagers for
development (as opposed to positions concerned with
day-to-day operations). In communities with larger
staffs, the line departments of planning or community
development may be assigned the economic develop-
ment responsibility. In smaller places one local planner
is often in charge of economic growth and development
as one of a wide range of physical and community de-
velopment functions. In many places a private organi-
zation, such as a chamber of commerce, assumes re-
sponsibility for economic development, with or without
funding from local government. Frequently, rural eco-
nomic development is handled by an econnomic/indus-
trial development commission organized at the county
level.

Growth-based approaches place different demands
on local organizational capabilities. If the locality
chooses growth strategies emphasizing sound public
management and good government, the relevant ques-
tion is how best to organize local government functions.
If the locality engages in industrial recruitrment, expan-
sion of export industries, or other activities designed
directly to stimulate local employment growth, the
function may be vested in a governmental or nongov-
ernmental agency. In localities where growth-oriented
approaches are politically contentious, private organi-
zations with neither the powers nor the purposes of
local government would be preferable. Although they
may be established and funded initially by local gov--
ermnment, these private organizations should rely on
private sources of support in the long term. They often
hire rural planners or economic developers to help ar-
ticulate and implement local strategies.

Similarly, localities pursuing development-based ap-
proaches may establish either public agendies or not-
for-profit organizations to fulfill the economic devel-
opment function. Some evidence supports establishing
local development organizations—private, not-for-
profit entities created to pursue public purposes (MDC
Inc. 1981, 1984; Malizia and Rubin 1985). Typically,
local officials appoint the organization’s govemning
board, and local governments fund its professional staff.
The organization’s authority and credibility come from
the public sector, but its style and operating procedures
are similar to those of an entrepreneurial concem. For
example, risk taking and responsiveness to clients are
encouraged. Pay and promotion decisions are based on
performance rather than seniority.

Compared to public agencies, local development or-
ganizations are more autonomous, are subiject to less
rigorous public participation requirements, and can re-
spond more rapidly and flexibly to problems or oppor-
tunities. They remain credible as long as they support
reasonable provisions for due process and maintain a
posture of objectivity and fairness. Like pubilic agendes,
their funding can be slashed or eliminated if they wan-
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der from their public mandate or grow ineffective. Un-
like in public agendies, hiring and firing decisions can
be made easily under the direction of the appointed
board.

The research cited above shows that successful local

:" development organizations have strong and creative

. :leadership, local public support, competent staffs, ad-

‘equate funding, and the ability to change as their eco-

nomic environments change. They can fulfill a variety
of roles depending on local circumstances. Roles that

'deserve attention in smaller cities and rural areas include

€ analyst (economic forecasting, market research), catalyst - -
B (identifying projects and new ventures that meet public "
;P and private goals), service provider (technical and man-

; ‘agement assistance and counseling to local businesses

services to achieve agreements on local projects), im-

. plementer (loan packaging and financing of local proj-

ects/ventures), and evaluator (comparing project results
;= and effects to relevant public purposes). Characteristics

and examples are discussed more fully in Malizia and

" Rubin (1985).

Most nonmetropolitan areas will be able to affordlocal
development organizations if several local jurisdictions
pool their resources and hire a permanent professional

. staff. Depending on the area of the country, economic

development districts, lead regional organizations, or
coundils of government may offer economical yet effec-
tive locations for the local development organization
staff.

Frequently, economic planners and developers en-
gage only in communitywide planning. Regardless of
exactly how the economic development function is or-
ganized, however, practitioners should engage in plan-
ning at another level as well: within the local organi-
zation responsible for economic development. Even in

defining economic development goals and strategies in
ways that are compatible with the missions, resources,
and capabilities of their organizations. Moving from or-
ganizational planning to community planning will help
rural practitioners promote economic development as
an interorganizational effort requiring the commitment
of many local actors. (This approach is elaborated in
Malizia 1985a, 15-30.)

In conclusion, the appropriate organization of the lo-
cal economic development function depends on the way
economic development is defined and understood and
on the way public goals are articulated. With either
growth- or development-based approaches, the first
priority is to vest a public or not-for-profit entity with
the authority to pursue economic development on be-
half of the local public. After economic development
planning at the organizational level is well under way,
that entity can initiate and lead communitywide eco-
nomic development planning efforts. (For one approach
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and developers), fadlitator (negotiation and mediation .

rather small localities, practitioners will benefit from _

to communitywide planning presented in a small city
context, see Bendavid-Val 1980.)

Identifying economic development
strategies

Local professionals usually consider a narrow range
of strategies to achieve economic development. The
strategies of industrial recruitment and promotion to
create jobs and downtown revitalization to expand the
tax base have received most attention, almost to the
exclusion of other strategies. Now urban and rural
practitioners are fascinated with small business devel-
opment and business incubators. Recruiting “high-tech”
industries is in vogue. Although these strategies deserve
consideration, practitioners should identify and for-
mulate many strategies after completing a careful anal-
ysis of the local economy, applying appropriate theory
to understand emerging trends, defining economic de- -
velopment explicitly, and proposing the relevant goals
or problems to be addressed.® Even among areas ex-
periencing similar economic trends, located in the same
part of the country, and seeking the same economic
development goals, each area warrants a unique set of
strategies.

Frequently localities copy one another’s strategies.
Although learning from others is to be encouraged,
strategy imitation is no substitute for careful analysis
and design. Getting on the bandwagon is espedially
pernicious in local economic development because it
can reduce the attractiveness of the localities on board.
First, scarce local resources may be used to pursue in-
ferior strategies, incurring high opportunity costs. Sec-
ond, imitation makes localities more similar. Yet it is
uniqueness and distinctiveness that tend to attract
households and firms and make an area valuable to
them. A unique and distinctive set of local economic
development strategies can contribute to the relative
attractiveness of an area (Perloff 1979).

Let us assume that in one area local leaders and
professionals have articulated a growth-based definition
of economic development, while officials in another area
have embraced a development-based definition. For
simplicity, we assume that each area has a single goal:
job creation in the former locality and improving eco-
nomic structure in the latter. The local economic de-
veloper in each area is charged with the responsibility
for identifying alternative strategies that will have direct
effects on the respective goals and for establishing initial
priorities among the strategies. We further assume that
the areas specialize in manufacturing and have enjoyed -
considerable growth in manufacturing employment
during the 1970s as the result of branch plant locations.”
Which strategies should each economic developer con-
sider for the future?
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Downtown pedestrian mall project in Hickory, N.C.—an example of common approach to downtown revitalization aimned at supporting
existing businesses and expanding the tax base. (Photo used by permission of carolina planning)

Growth-based strategies

Industrial recruitment and promotion are relevant to
the growth-oriented locality. Following the logic of ex-
port base theory, the local economic developer would
want to continue attracting branch manufacturing fa-
cilities to expand the export sector. Most localities em-
ploy some form of targeted industry recruitment, in-
ventorying the area’s resources and assessing its eco-

" nomic strengths and weaknesses in order to identify the

industries most likely to be attracted there.

Expanding existing industry also will increase em-
ployment in the locality’s export sector. Most existing
industry programs offer various management and tech-
nical assistance services or facilitate contact between
existing industries and service providers. Infrastructure
development, marketing assistance, training programs,
and financing assistance are usually the most useful
services.® _

Industnal recruitment and existing industry expan-
sion can be combined to pursue the strategy of import
substitution. In this instance, the local economic de-
veloper examines the interindustry linkages connecting
the export sectors to other sectors of the economy. Local
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employment multipliers will increase if goods and ser-
vices formerly purchased outside the area can be pro-
duced locally.

Management and technical assistance can support
‘attempts to retain employment as well as to expand
employment. The local developer also should consider
community or employee ownership of facilities threat-
ened with closure. Headquarters decisions to close par-
ticular branch plants are generally sound, but sometimes
branches have sufficient market potential to be operated
profitably under local ownership. Furthermore, this
strategy can work only if the facility with market po-
tential remains a going concern and is purchased at an
attractive price. Unfortunately, the experience with local
buyouts has been discouraging. Frequently, facilities
that are not going concerns are purchased at inflated
prices, and the new local owners are not in business
very long. ,

The local developer also may consider small business
development, given the popular idea that small busi-
nesses generate most new jobs. Many areas offer
services such as business counseling and general man-
agement assistance to small businesses. As noted, busi-
ness incubators to support small business growth are
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Industrial recruitment and existing industry expansion can be combined in pursuit of import substitution. Above, investment irt Burlington
Industries’ new denim weaving plant at Erwin, N.C., and in the modernization of the older plant in the background exceeded $55 million.

(Photo courtesy of the North Carolina Department of Commerce)

currently very popular. Miller (1985) finds that small
businesses are much less significant employment gen-
erators in nonmetropolitan areas than they are in met-
ropolitan areas. Moreover, nonmetropolitan jobs pro-
vided by large employers last longer and pay better.

The economic developer in a rural area should assess
the development potential of the area’s natural re-
sources. New economic activities to serve local or export
markets may be based on underused local resources.
Unfortunately, global and domestic commodity prices
are severely depressed, and few predict significant in-
creases before the 1990s. Federal agriculture policy
probably will offer less support for farmers, although
bankers and distributors serving farms may receive more
favorable treatment. Thus it is unlikely that significant
employment gains are possible in resource-based sec-
tors.

On the other hand, most employment growth is oc-
curring in the tertiary or service sector. The local planner
should examine ways to stimulate creation of nonman-
ufacturing jobs. Emulating attempts to recruit corporate
headquarters would not be productive, since head-
quarters are attracted to metropolitan areas, usually
larger ones. In nonmetropolitan areas, service employ-
ment is limited by the size of the local market. A strategy
that uses market research may be able to find unserved
market segments large enough to offer new business
opportunities to local service firms. An indirect strategy
is to increase the purchasing power of local residents
by trying to raise area wages and salaries. This may
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involve recruiting or helping to expand industries that
pay wages above prevailing levels. These industries may
exert upward pressure on wages in the rest of the econ-
omy. Such an effectis more likely in tight labor markets
or in areas with higher rates of unionization. The locality
also may support the indirect approach by increasing
government employment; government tends to provide
stable jobs and pay better-than-average wages.

Of course, the local planner may face considerable
resistance to such an indirect strategy. Local employers
who export products to other areas hope their customers
become more affluent but will resist pressures to increase
the wages they pay locally. Local citizens mnay oppose
enlarging the public sector unless payrolls are financed
from nonlocal sources.

Finally, the local economic developer can consider a
range of strategies directed at local workers. Skill train-
ing programs, often customized to meet the needs of
an exisiting or prospective employer, are used in con-
junction with industrial recruitment or expansion strat-
egies. More ambitious programs to train “entrepreneurs’’
are more likely to yield positive results in metropolitan
areas where market niches exist for small businesses,
but programs based in rural high schools have spun off
successful small businesses in a few places. '

Reviewing the growth-oriented strategies, I suggest
that rural practitioners give strongest initial considera-
tion to expanding existing industries, stimulating the
local service sector through import substitution and new
business development, and recruiting new industries.
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Development-based strategies

The economic developer in a locality that took a de-
velopment-oriented approach would rarely pursue in-
dustrial recruitment, because the branch plants seeking
nonmetropolitan locations are producing standardized
products that do not have much economic future. Sim-
ilarly, the expansion of existing branch facilities usually
will not improve the area’s future competitive position.
Many areas have sought to diversify their industry mixes
by attracting manufacturers who represent industries
not previously located in the area; instead, the new ar-
rivals usually produce a different set of standardized
products with little or no growth potential. Thus, al-
though its industry mix may change, an area’s resilience
or competitive potential will not improve with the ex-
pansion of standardized product manufacturing.

It is possible, however, to employ both of those strat-
egies developmentally. Thompson and Thompson

(1985) have shown how pursuing industrial recruitment
that builds on the skill mix of the local workforce can
gradually upgrade those skills. As human resources im-
prove, the local economy develops. Helping business
owners expand can be developmental if expanding firms
become more viable and competitive. The research on
corporate ownership and control in rural areas indicates
that locally owned firms make longer-term commit-
ments to an area and remain more dependent on local
resources and sources of supply (for example, see
McGranahan 1982). Moreover, if successful, both strat-
egies would tend to make the distributions of income
and wealth less unequal.’®

The local economic developer would have little in-
terest in retention strategies such as employee owner-
ship. On the contrary, the objective would be to move
away from sectors with little or no future potential and
support economic activities with growth potential. That
objective does not, however, entail recruiting industries
that are enjoying high rates of growth. As noted, rural

Workers at IVAC Corporation’s new plant at Creedmoor, N.C., assemble medical instruments. Many areas have sought to diversify their
industry mixes by attracting manufacturing industries not previously located in the area; frequently, however, the new arrivals produce
a different set of standardized products with little or no growth potential. (Photo courtesy of the North Carolina Department of Commerce)
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areas are disadvantaged with respect to such industries.
More important, an economic structure is not made more
resilient by the presence of high-growth industries. On
the contrary, the presence of growth sectors is the result
of a resilient local economy.

Import substitution or export promotion do not pro-
mote development when local production substitutes
for production elsewhere. To be developmental, these
strategies must result in significant improvements in
productivity or be tied to new product development
that creates new markets that did not exist previously.
Although her explanation is not always clear, the import
substitution strategy posed by Jacobs (1984) appears to
have developmental potential along the lines being ar-
gued here.

Small business development per se is irrelevant, since
the research shows that most new small businesses fail
in a few years and only a few grow rapidly. Similarly,
strategies to promote directly the expansion of the ser-
vice sectors are not recommended, since the growth of
new service businesses usually comes at the expense of
exisiting service businesses in rural areas. The local eco-
nomic developer should focus instead on the process
of new business creation and determine what role, if
any, the organization can play. The strategic objective
is not to help start particular businesses but to increase
the new business birth rate in the area. Although met-
ropolitan areas appear to be favored locations for new
ventures, many critical elements also are found in rural
areas or can be developed there. Too often researchers
have referred to such metropolitan advantages as ur-
banization or agglomeration economies without ana-
lyzing particular elements in sufficient detail. The milieu
favorable to new ventures appears to be related to a
changing population that manifests changing tastes and
to a variety of business and professional services nec-
essary to get a venture off the ground. New ventures
will have a greater chance of flourishing where con-
sumer or intermediate markets are changing and where
lawyers, accountants, market researchers, advertisers,
product designers, suppliers, computer programmers,
bankers, and interested investors are available. (Com-
pare the strategies suggested in Shapero 1981.)

In trying to improve the environment for develop-
ment, the local economic developer is helping to make
the area supportive of innovation. Of course, there may
or may not be people in the area who are willing and
able to innovate. Without the proper environment,
however, such people, if they are in the area, surely
will move away. The most promising source of entre-
preneurship will be found among the managers of the
area’s branch facilities. Some of these branch managers
may be able to spin off new businesses in the area.
Rather than providing only customized training to
fashion a workforce for branch plants, the locality also
might sponsor forums to bring together branch man-
agers and local business service providers and might
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set up seminars for managers to exchange business ideas
with successful entrepreneurs from other areas.

Finally, the local developer should reconsider the lo-
cation factors that are important to enhance local eco-
nomic development. By way of contrast, the costs of
land, labor, energy, and materials and the access to
markets so critical in the branch plant location’ process
are not very relevant. The factors of consumption that
bear directly on the local quality of life are more im-
portant. It is interesting to note that, historically, plan-
ners have been most concerned with quality-of-life fac-
tors, often to the dismay of economic developers and
other growth advocates. In designing a strategy to im-
prove economic structure, the economic developer
should be concerned with the quality of education, at
all levels, the quality and cost of housing, the quality
and cost of private goods and services, the convenience
of transportation and commuting times, the local tax
burden relative to quality of public services, the cultural,
recreational, and other amenities in the area, and related -
factors that bear on the quality of life. In other words,
the development of the local economy anc ‘he quality
of local living conditions are interrelated ar mutually
reinforcing. '

The developmental strategies that are bt able to
support innovation and productivity gains are the most
attractive. The developer who promotes innovation and
productivity will be improving not only the area’s but
also the nation’s capadcity to produce and will be con-
tributing to national economic well-being.

Conclusion

The strategies suggested above are meant to be illus-
trative rather than definitive. One would hope that eco-
nomic developers concerned with growth or develop-
ment could suggest strategies more cogent than these
because they have a deeper understanding of the local
economy and a better grasp of the public sector’s proper
role in economic development. The point worth em-
phasizing is that many economic development strategies
appear worthy of serious consideration beyond the few
traditional or currently popular strategies. N onmetro-
politan areas with identical development goals and
roughly similar growth characteristics may require very
different economic development strategies. A comple-
mentary approach for developing realistic strategies is
in Gregerman (1984).

Regardless of their strategic orientation, rural prac-
titioners should recognize the growing integration of
U.S. nonmetropolitan areas in the global economy. For
example, the U.S. balance of trade for particular goods’
produced in rural areas will influence the expansion
potential of those sectors. As the location of new em-
ployment swings again toward metropolitan areas,
nonmetropolitan areas will become more dependent on
nearby metropolitan economies and more susceptible
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to economic change occurring there. Indeed, the number
of employed residents living in nonmetropolitan areas
exceeds the number of people working in nonmetro-
politan areas. Thus, on the whole, there is a net out-
commuting from nonmetropolitan areas. Although rural
practitioners cannot control most locational forces, they
should recognize their areas’ increasing economic de-
pendence and integration. They should pay attention
to economic development efforts in accessible metro-
politan areas and to international economic trends
(Malizia 1985b; Rosenfeld et al. 1985).

The trends indicate that job creation will be difficult
in most nonmetropolitan areas. Areas that specialize in
agriculture, mining, and primary products will face
continued hard times until commodity prices increase
significantly. Manufacturing areas are losing competitive
advantage to U.S. metropolitan areas and overseas lo-
cations. At the same time, productivity improvements
continue to put downward pressure on the number of
production workers. Areas that serve tourists, students,
military personnel, and espedally retirees can look for-
ward to more promising economic futures, as can areas
that are near thriving metropolitan economies.

Rural planners and economic developers must rec-
ognize the realities that affect their areas. Local profes-
sionals working in areas with similar economies achieve
quite different levels of success. The tasks outlined in
this article should help them be more successful. In ad-
dition, successful professionals should commit to pro-
tracted development efforts, build consensus among
disparate local interests, and exercise leadership.

Notes

L. In this article, smaller cities are incorporated places with populations
less than 50,000. Rural areas are sparsely populated, low-density
areas. Although the delineations are not exact, nonmetropolitan
counties contain most smaller cities and rural areas. Thus, references
to smaller dities, rural areas, and nonmetropolitan areas are roughly
equivalent.

2. During the 1960s and 1970s, the Economic Development Admin-
istration and the Farmers Home Administration had large and
growing appropriations. Most economic development planning in
nonmetropolitan areas was an exercise in grantsmanship designed
to meet federal funding requirements. With federal support, lo-
calities assembled incentive packages to recruit industry. During
the 1980s, EDA and FmHA appropriations have been cut drasti-
cally, and the responsibility for economic development has shifted
from the federal level to the state and local levels. Although non-
metropolitan areas have attracted branch manufacturing facilities
in the past (Lonsdale and Seyler 1979; Norton and Rees 1981), it
it now harder for any locality to attract corporate investments and
to keep them in place over the long term (Schmenner 1982).

3. As a whole, the nation's nonmetropolitan areas, which used to
specialize in agriculture or natural resource industries, have diver-
sified to include more manufacturing and service activities, which
accounted for more than 50 percent of the nonmetropolitan em-
ployment in 1980. Since 1960, however, the volatility of nonmet-
ropolitan areas has increased, as Gamnick (1985, 37) has shown
studying the variation in population and earnings. Furthermore,
individual nonmetropolitan area economies remain quite special-
ized in agriculture, mining, manufacturing, government, or retire-
ment and tourism (see Bender et al. n.d.).
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4. The population and employment growth trends established in the
late 1960s have begun to reverse themselves again. Available sta-
tistics for the 1980s show population and employment growth in
metropolitan areas higher than nonmetropolitan area rates. (For
example, see Beale and Fuguitt 1985; Bluestone and Daberkow
1985.) Surprisingly, unempioyment rates in nonmetropolitan areas
have been above metropolitan rates since 1982 (Nilsen 1985).

5. This summary presentation is not intended to slight the careful
scholarly work that considers when government intervention in
market systems is justifiable. A technical discussion of social and
private costs and benefits, externalities, or market failure is not
needed to support the present argument.

6. A portfolio approach, where the risks and rewards of alternative
strategies are assessed, may be helpful to evaluate potential strat-
egies and select the most appropriate set in which to invest public
resources (see Malizia 1985a, 47-49).

7. The Economic Research Service of the U.S. Department of Agri-
culture has completed studies of areas in Kentucky and Georgia
that conform to this general description. The labor market effects
of economic change in those areas are described in Daberkow et
al. (1985) and in Schaub (1984a; 1984b). The author had these
areas in mind when developing the strategies discussed below.

8. The Tennessee Valley Authority has been offeringa very successful
existing industries program for the past several years in nonmet-
ropolitan areas. Further information is available from TVA’s Office
of Economic Development, 1j104 Old City Hall, Knoxville, TN
37902.

9. Some theorists see greater inequality, which increases the incomes
of the wealthy, as a means of stimulating economic growth and
development. Since higher income groups have a greater propensity
to save, more saving leads to more investment, which increases
the economy’s capadity to produce. This is similar to the “supply-

side” position that incentives to save and invest will greatly increase
employment opportunities. Thus, polides to create more income
and wealth for the “haves” will trickle benefits downward in the
form of jobs to the “have-nots.”

The author agrees with other theorists who maintain that savings
rates do not drive the economic development process. It is more
likely that greater equality generating more consumption will
stimulate investment by increasing aggregate demand. Further-
more, the quality of economic development appears to be influ-
enced positively by more egalitarian ownership structure. For ex-
ample, see Baldwin (1956).

References

Baldwin, Robert E. 1956. Patterns of development in newly settled
regions. Manchester School of Economics and Social Studies 24 (May):
161-179. .

Beale, Calvin L., and Glenn V. Fuguitt. 1985. Metzopolitan and non-
metropolitan growth differentials in the United States since 1980.
Paper prepared for the General Conference of the International
Union for the Scentific Study of Population, Florence, Italy, June
5-12.

Bendavid-Val, Avrom. 1980. Local economic development planning: From
goals to projects. Planners Advisory Service Report No. 353. Chicago:
American Planning Association.

Bender, Lloyd D., et al. {(n.d.) The diversity of sodal and economic
structure in nonmetropolitan America. Rural Development Research
Report. Washington: U.S. Department of Agriculture, Economic
Research Service. .

Bluestone, Herman, and Stan G. Daberkow. 1985. Employment
growth in nonmetropolitan America: Past trends and prospects to
1990. Rural Development Perspectives 1, 3: 20, 34-37.

Daberkow, Stan G., Donald K. Larson, Robert Coltrane, and Thomas
A. Carlin. 1984, Distribution of employment growth in nine Kentucky
counties. RDRR-41. Washington: U.S. Department of Agriculture,
Economic Research Service. August.

APA JOURNAL



TR

Flammang, R. A. 1979. Economic growth and economic development:
Counterparts or competitors? Ecomomic Development and Cultural
Change 28, 1: 47-61. :

Gamick, Daniel H. 1985. Patterns of growth in metropolitan and
nonmetropolitan areas: An update. Survey of Current Business 65
(May): 33-38.

Gregerman, Alan S. 1984. Competitive advantage: Framing a strategy
to support high-growth firms. Economic Development Commentary
8, 2: 18-23.

Jacobs, Jane. 1984. Cities and the wealth of nations. New York: Random
House.

Lonsdale, R. E., and H. L. Seyler. 1979. Nonmetropolitan industriali-
zation. Washington: V. H. Winston & Sons.

McGranahan, David. 1982, Absentee and local ownership of industry
in northwestern Wisconsin. Growth and Change 13 (April): 31-35.

Malizia, Emil E. 1985a. Local economic development: A guide to practice.
New York: Praeger.

. 1985b. Economic growth and change in the nonmetropolitan

South. Study prepared for the Ford Foundation. October.

, and Sarah Rubin. 1985. A grass roots strategy with local
development organizations. Rural Development Perspectives 1,3: 7~
13.

MDC Inc. 1981. The fadilitator’s role in collaborative rural develop-
ment. Study prepared for the U.S. Department of Labor. Chapel
Hill, N.C.: MDC Inc.

. 1984. Community economic development in the rural South.

Report to the Ford Foundation on the Local Initiatives Support

Corporation in eastemn North Carolina. July.

AUTUMN 1986

Miller, James P. 1985. Rethinking small business as the best way to
create rural jobs. Rural Development Perspectives 1, 2: 9—-12.

Nilsen, Sigurd R. 1985. Recent recession alters unemployment pattemns.
Rural Development Perspectives 1, 2: 26-27.

Norton, R. D., and John Rees. 1979. The product cycle and the spatial
decentralization of American manufacturing. Regional Studies 13,
2: 141-151.

Perloff, Harvey S. 1980. Planning the post-industrial city. Chicago: APA
Planners Press.

Rosenfeld, Stuart A., Edward M. Bergman, and Sarah Rubin. 1985.
After the factories: Changing employment patterns in the rural South.
Research Triangle Park, N.C.: Southern Growth Policies Board.

Schaub, James D. 1984a. Who benefits from rural job growth. Paper
presented at Southern Regional Science Meetings, Washington,
D.C., May.

. 1984b. New and expanding firms provide new jobs in rural
Georgia. Rural Development Perspectives 1, 1: 26-29.

Schmenner, Roger W. 1982. Making business location decisions. En-
glewood Cliffs, N.J.: Prentice Hall.

. 1984. Location dedsions and employment trends. Tapes 1
and I from APA/AICP Training Workshops. Chicago: American
Planning Association.

Shapero, Albert. 1981. Entrepreneurship: Key to self-renewing econ-
omies. Economic Development Commentary 5 (April): 19—23.

Sloan, John. 1985. Enterprise zones may not be the bargain that’s
advertised. The Wall Street Journal, March 26: Editorial page.

Thompson, Wilbur R., and Philip R. Thompson. 1985. From industries
to occupations: Rethinking local economic development. Commten-
tary 9 (Fall): 12-18.

499



SAN LUIS OBISPO: 2010

A

SERVICES

TOURISM

he road ahead for

business in San Luis

Obispo is full of

great promise. The
county will remain among the
fastest growing in Califorma
in terms of jobs, population and
income, which will lead to solid
increases in the standard of living
for its people. By the year 2010,
the county’s gross regional
product should more than double,

while per capita income will

R

AGRICULTURE

grow to $19000, reflecting a
favorable industry structure and
124,000 new jobs.
Despite this potential, there
are physical and economic limits
to San Luis Obispo’s expansion.

And it remains to be seen how
well county leaders can grapple
with the problems of growth,
while preserving the area’s

serene, rural qualities.

What Is Driving the Economy?
San Luis Obispo’s rapid growth
history can be traced to a few
critical factors: substantial job
opportunities, a superior quality
of life free from many urban
woes and affordable housing.
These conditions have continued
to draw many urban dwellers
from other Southland counties.
In 1987 45 percent of in-migra-
tion was from Los Angeles and
Orange counties. From 1980 to

SAN LUIS 0BISPO COUNTY: 2010

1987 in-migration accounted for
85 percent of population growth.
With this trend continuing, San
Luis Obispo’s population will
reach 360,000 by the year 2010.

Despite the influx of new resi-
dents, the county will remain a
relatively small market by South-
ern California standards. Busi-
ness activity will continue to
focus on tourism, retirement
communities, agribusiness and
government.

Today 20 percent of the work
force is employed by state and
local government institutions,
including the California State
Polytechnic University, the Cali-
fornia Men's Colony and the state
hospital in Atascadero.

Utility companies are another
major employer. Pacific Gas &
Electric Company has a nuclear
facility at Diablo Canyon and a
plant in Morro Bay. Stable
employment in the utilities sec-
tor, estimated at 1400 to 1,500
people, insulates the economy
somewhat from the effects of
business cycles.

Growth areas in San Luis Obispo

include business and personal
services, finance and retailing.
Manufacturing is relatively small,

making up only 7 percent of gross

regional product. But in terms of
job growth, San Luis Obispo has

KEY ECONOMIC INDICATORS
FORECAST ANNUAL PERCENT CHANGE*
1977 1987 2010 1977-1987 1987-2010

Gross Regional Product 16 26 6.1 5.1% 38%
Billions-1387 §

Popuiation 140 202 360 371% 25%
July t-Thousands

Per Capita Income $11,900 $14,600 $19,200 2.0% 12%
1987 $

Employed 52 86 210 5.2% 4.0%
Thousands -

*Compounded

Source: California Department of Finance, California

Employment Deveiopment Department, U.S. Department of Commerce

GRP Estimates, Furegsts: Ecgnomics Division, Welis Fargo Bank
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far surpassed California and the
nation since 1977 with manufac-
turing jobs having increased by
7.3 percent annually.
Present and Future Obstacles

San Luis Obispos growth has
been so rapid that some commu-
nities are moving to restrain it,
not only out of desire, but also of
necessity, because expansion has
outstripped water supply and
sewage treatment capabilities.
Even growth-oriented communi-
ties such as Los Osos are facing
building moratonia so that infra-
structure can keep pace with
housing demand. These con-
straints will not be solved over-
night, and the county may be
forced to expand at a more mod-
erate pace during the coming

_ years.

These dislocations are spawn-
ing slow-growth sentiments
among residents. After all, it was
the rural and peaceful nature of
the county which first attracted
many residents. Increasingly,

San Luis residents are perceiving
in-migration and the county’s 37
percent annual population growth
as a threat to their quality of life.

Regional Patterns of Development

In the future, the city of San
Luis Obispo will remain the
county’s principal job center.
Pismo Beach will emphasize
retirement communities and
tourism; so will Morro Bay and
other northern coastal areas,
which also will serve as bed-
room communities for San Luis
Obispo. But growth constraints,
including building moratoria,
already are most evident in this
section of the county.

The north inland area, includ-
ing Paso Robles and Atascadero,
has expanded the fastest in

. recent years. This area also has

the best growth potential becaus
of its abundant, affordable hous-
ing and low-cost land. If current
plans proceed, Santa Margarita

2 11600, Zesao-Ra



Ranch will greatly expand both
commercial and residential
development in the region.
Agribusiness: Protection Against
Urbanization

San Luis Obispo’s fertile land
and moderate climate provide
the economy with a diverse, pro-
ductive farm sector, which also
benefits from strong demand for
agricultural products throughout
the state. But only about 7 to 10
percent of the economy is depen-
dent on farm-related activities.

In the future, aithough land
will be taken from production,
local planners will continue

to preserve land zoned for
agricultural uses.

The total value of agricultural
production reached $248 million
in 1987, with seasonal, high-value
crops such as lettuce, broccoli

and peas making up nearly half of San Luis Obispo
production. Future demand will County has grown
expand for other commodities, tourist agents need to promote Conclusion rapidiy while
ncluding fruits and nuts. At the more awareness of the regions On balance, San Luis Obispo retaining its serene
same time. the county WI“A retain unique and scenic qualities. 15 poise:l for sg)lid gains over the qualities.
s .nlldl\e'l.l? .specmlfi/,led aﬁ ricul- Nestled between two highly pub- next 20 vears. While growth will
&1:(131;2\ es. such as horse li)ci%ed‘to'urist ‘centef‘s.v Sf"ma N not be as cxl)l():s‘i\'e asin reciﬂ_]t
) Barbara and Monterey. San Luis vears, the area’s many attractive

Tourism and Reticement: Leading Obispo may find it difficult to qualities will position it among
the Way in Services Growth increase destination trips. Southern Californias growth

Based on anticipated population leaders.
increases, the best potential for
growth lies in the area of services
and retailing. In 1985, 13 percent
of the local population was over
the age of 63. the second highest RAPID JOB GAINS LEAD TO FAST POPULATION GROWTH
ratio in Southern California, Employment: 1980 = 100 Population: Three Year Moving Average-

. . X N . Year Ago Percent Change

after Riverside County. Strong
growth in the over-45 population “o %
in the years ahead will provide a 135
solid, afluent retail and services 130 4% )
base for area businesses. 5

The county has an abundance g 3% 1S 08l
of tourist attractions, including its b SANLUIS 0BISPO g S is oBro
coastline, beaches and the Hearst e 2%
Castle at San Simeon. After 10
steady growth, travel-related 105 %
expenditures reached $326 100
mitlion i 1986. For tourism to % 0%
expand further, local hotels and 80 81 8 83 84 85 85 & M 7375 17 79 Bt 83 85 87

Source: Califonia Employment Development Department, Califomia Department of Finance
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San Luis Obispo County-Population Projections

San Luis Obispo County Department of Planning and Building
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SAN LUI'S OUISPO COUNTY POPULATION PROJECTION - DEPARTMENT OF FINANCE SCENARIO th /\ \*/ 1 S; 23 S)
PLANNING AREA/COMMUNITY 1989 1990 1995 2000 2005 2010 2015 2020
L R, anunsanas [ mSssuusssnausasEmsansEnunEy
ADELAIDA 2013 2940 3244 Jan 3550 3685 Jae 3941
EL POMAR/ESTRELLA 4162 6439 7109 T472 7776 8072 8358 8633
ESTERO 29201 30705 36153 41729 46738 51828 57293 62015
MORRO BAY 10133 10388 1129 12272 13220 14067 14895 15655
CAYuCos 2974 3130 3290 3390 3493 3581 3662 3745
LU YsuUs Veboy 15446 19480 23700 27675 31466 35862 39595
ESTERO (RURAL) 1625 1740 2092 2367 2550 2713 2873 3020
HUASNA-LOPE2 783 818 903 949 988 1025 1062 1097
LAS PILITAS 1253 1309 1446 1519 1581 1641 1700 1756
LOS PADRES 294 307 339 356 370 385 398 N
NACIMIENTO 1918 2076 2618 3186 3784 4281 4808 5308
NORTH COAST 5712 6206 8002 9846 11807 13709 15750 17700
CAMBRIA 4850 5287 6910 8611 10476 12293 14251 16123
NORTH COAST (RURAL) 861 920 1092 1236 1331 1416 1500 1576
SALINAS RIVER 49169 5332 66819 79274 90194 101365 112888 124078
ATASCADERO 22725 26685 30396 35237 39384 43483 47423 51088
PASO ROBLES 16392 17867 23352 28754 33740 39114 45015 50931
SAN MIGUEL 1066 1126 1321 1513 1670 1799 1914 2012
SANTA MARGARITA 1198 1288 1547 1817 2006 2188 2357 2508
TEMPLETON 2719 2943 3756 4681 5559 8445 7617 8331

SALINAS RIVER (RURAL) 5070 5412 6428 7272 7834 8336 8762 9209

SAN LUIS BAY 44307 45476 5216 57736 61629 64915 47555 70057
ARROYQ GRANDE 16057 164236 16503 17999 19152 20129 20896 21637
AVILA BEACKH 1025 1040 1093 135 1164 193 1223 1254
GROVER CITY 11471 11403 12901 14071 14972 15736 16338 16915
OCEANO 6288 6642 7700 8606 9157 9624 9991 10345
PISMO BEACH 7566 7992 9153 9982 10622 11163 11588 12000
SAN LUIS BAY (RURAL) 3900 4163 5065 5943 6562 7069 . 7522 7906

SAN LULS 08ISPO 52730 54402 39082 63281 64947 70594 73531 76330
SAN LUIS 081SPO 41027 42194 44349 46611 48989 51487 53447 55482

SAN LUIS 0BISPO (RURAL 11703 12405 14734 16670 17958 19109 20084 20848

SHANDON - CARR1Z0 2281 2350 2669 2570 2661 27462 2811 2882
SOUTH COUNTY 15451 16755 21138 25622 29133 32984 36902 40786
NIPOMO r882 8561 10927 13294 15411 17650 19970 22320
NIPOMO (RURAL) 7570 8194 10211 12128 13721 15336 16932 18467
Unincorporated 88703 94536 113795 131825 147078 162050 177273 191287
Incorporated 123371 128768 147945 164925 180079 195181 209599 223707
COUNTY TOTAL 212,074 223,304 261,740 296,750 327,157 357,231 386,872 414,996
OOF CONTROL (1989) 211,941 214,500 250,200 283,200 311,400 339,900 367,800 394,000
DIFFERENCE 133 8,806 11,540 13,550 15,757 17,331 19,072 20,99

(1) This scenarioc assumes 0.0.F, projections will occur.

(2) Poputation growth will continue past trends, No existing
constraints are considered.

(3) DOF controts are household populstions, The difference includes
Inatitutional | zed populatfon,




Oall LUIS UuiSPU Lounty—ropuliaton Frojections

San Luis Obispo County Department of Planning and Bullding
—

SAN LUIS OBISPQ COUNTY POPULATION PROJECTION « RESOURCE CONSTRAINED SCENARIO (&)

MAY 1989

1989 1990 1995 2000 2005 2010 2015 2020

PLANNING AREA/COMMUNITY ) ) (2) 2) ) (2) ) (2)
ADELAIDA 2813 2871 3034 3189 3335 3473 3601 3721
EL POMAR/ESTRELLA 6162 bbbl 7281 8127 8974 9813 10635 11434
ESTERO 29201 30060 31209 31976 32754 33365 33933 34477

MURKQ BAY () 10133 10277 10749 37 1169% 12147 12639 13112
CAYUCOS 2974 3088 3188 3239 3265 3278 3285 3288
L0S 0s0$ 14469 15043 15547 15806 15937 16003 16036 16053
ESTERO (RURAL) 1625 1651 1724 1793 1857 1917 1973 2024
KUASNA* LOPE2 783 789 807 823 838 852 864 875

)

' LAS PILITAS 1253 1281 1359 1433 1503 1570 1632 1690
LOS PADRES 294 298 312 325 337 348 358 368
NACIMIENTO 1918 2397 3439 4765 6396 8343 10604 13165
NORTN COAST 5712 6221 6562 6884 7189 7674 7740 7989

CAMBRIA 4850 5294 5591 5873 6138 6388 6621 6838
NORTK COAST (RURAL) 861 928 o 1012 1050 1086 1119 1150
SALINAS RIVER 49169 52339 61642 70935 80245 89557 98858 108134
ATASCADERO (2) 22725 RI616 2713 30810 34407 38005 41602 45199
PASO ROBLES (2) 16392 17991 22278 26565 30851 35137 39423 43710
SAN MIGUEL 1066 119 1278 1441 1605 1769 1931 2089
SANTA MARGARITA 1198 1260 1361 1416 1464 1511 1554 1594
TEMPLETON 2719 2987 3241 3487 3726 3955 4172 4379

SALINAS RIVER (RURAL) 5070 5367 6272 7218 8192 9182 10176 11163

SAN LUIS BAY 44307 L4999 50091 55162 60207 65218 70190 75121
ARROYO GRANDE (2) 14057 16236 15702 17168 18633 20099 21565 23030
AVILA BEACH 1025 1028 1037 1045 1052 1058 1064 1069
GROVER CITY (2) 11471 11403 12798 14194 13590 16985 18381 19777
OCEANO 6288 6492 7083 7660 8220 8759 9275 9766
PISHO BEACH (2) 7366 7803 9040 10276 11512 12749 13984 15221
SAN LUIS BAY (RURAL) 3900 4036 LT3 3] 4829 5200 5368 5921 6258

SAN LULS 0BISPO 52730 53248 57020 60759 64464 68135 mmn 75378
SAN LUIS 08ISPO (2) &1027 41450 44638 47826 51015 54202 573N 60578
SAN LUIS 0BISPO (RURAL 11703 11798 12382 12933 13450 13933 14382 14799

SHANOUON - CANR1 20 a 1336 282 22 2738 20885 3004 me

SOUTH COUNTY 13451 15997 17597 19190 20763 22301 23794 25233
NIPOMO 7882 8250 9347 10459 11574 12680 13767 14825
NIPOMO (RURAL) 7570 1747 8250 ar 9100 9620 10027 10407

Unincorporeted 88703 92502 100416 108217 116061 123989 132001 140072

Incorporated 123371 126777 142418 157976 173703 189344 204985 220627

COUNTY TOTAL 212,076 219,279 242,834 266,192 289,763 313,332 336,986 360,699

DOF CONTROL (1989) 211,941 214,500 250,200 2a%,200 311,400 339,900 167,800 394,000
O!FFERENCE (3) 133 4,779 (7,366) (17,008) (21,637) (26,568) (30,814) (33,301)

(1) 1989 flgurew aro aw of Jonwary 1. DOF control roprowonts Stuto
Department of Finance cstimates.

(2) Individual city staff gonerally concur with their citica'
respective projections, )

(3) OOF projections are houschold populations, while County totols
include institutionalized population.

(4) Resource constraints based upon Summary of Resource Manage-
ment System Levels of Severity, Appendix D of Framework For

Planning - Intand Portion of the Lend Use Eloment,
~QOVER -



APPENDIX B

ESTIMATED BUILD-OUT CAPACITY!
OF TEE LAND USE ELEMENT (INCLUDING INCORPORATED CITIES)
AND PROJECTED BUILD-OUT DATES

BUILD-OUT PROJECTED
PLANNING AREA/COMMUNITY?Z POPULATIONS3 BUILD-OUT DATE%
Adelaida 3,136 1990
El Pomar/Estrella 7,603 2010
Estero 39,731
Morro Bay5 12,200 2000
Cayucos 4,231 2020+
Los Osos 21,516 1995
Rural 1,784 1990
Huasna/Lopez 1,516 2020+
Las Pilitas 1,682 2005
Los Padres 1,191 2020+
Nacimiento 27,888 2020+
North Coast 18,240
Cambria 15,736 2020+
Rural 2,504 2020+
Salinas River 95,166
Atascadero” 32,860 1995
Paso Robles? 38,670 2010
San Miguel 3,190 2020+
Santa Margarita 1,332 1990
Templeton 10,102 2020+
Rural 9,012 2015
San Luis Bay 64,410
Arroyo Grande” 19,388 1990
Avila Beach 1,721 2020+
Grover City5 16,000 2005
Oceano 15,220 2020+
Pismo Beach? 13,563 2020+
Rural 9,291 2020+
San Luis Obispo 56,570
San Luis Obispo City? 53,000 2015
Rural 3,570 1990
Shandon/Carrizo 53,691 2020+
South County 37,323
Nipomo 25,700 2020+
Rural 11,623 1995
TOTAL BUILD-GUT 418,920 ; 2020

404/3556k2
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NOTES:

1.

The build-out capacity estimates and population projections are
subject to change through the development of new information through
the Land Use Element update program or other research pro jects.
Estimates may be revised periodically.

2. Community listings include all land within urban or village reserve
lines, so that city expansion areas are included.

3. The build-out population represents the likely maximum population to
inhabit each community or area, under current city and county general
plans, given the factors discussed in Chapter 3. The following
exceptions apply:

A. The city of Morro Bay has enacted a development limit to equate
to a population of 12,200 by the year 2000, which is listed in
this table.

B. The city of Pismo Beach has provided a 20-year population
projectionnof 13,353 for the year 2008.

4., Projected dates are estimates rounded to the nearest five-—year
interval using population projections in Appendix A.

5. Incorporated city and urban reserve expansion area.

404/3556k2
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ATTITUDES ABOUT GROWTH:

A SCAN OF SAN LUIS OBISPO
COUNTY RESIDENTS AND DECISION-
MAKERS

CONDUCTED AND REPORTED BY TEN
GRADUATE STUDENTS IN PARTIAL
FULFILMENT OF COURSE REQUIRE-MENTS
IN COURSE CITY AND REGIONAL PLANNING
554 - ADVANCED PLANNING LABORATORY,
WINTER QUARTER, 1988



INTRODUCTION

How does the general public feel about growth and growth management in the
County? Do their opinions differ from the opinons of influental county residents
and decison-makers? How do both groups feel about government actions taken
in managing growth at the present time and possible future actions? This report
summarizes findings from two surveys, the Public Opinion Survey and the San
Luis Obispo County Influentials Survey, which were conducted to help answer
these kinds of questions. The surveys were undertaken by graduate students in
the City and Regional Planning Department at Cal Poly, San Luis Obispo for the
purposes of (1) generating information to be used in the development of
conceptual growth management models for the County of San Luis Obispo, as
a classroom exercise in theory development, and (2) providing useful
information for participants in the Vision 2000 Growth Management Conference
to be held March 12, 1988.

Part | of this report discusses the purpose of the two surveys, their content, and
the methods used to conduct them. In Part Il of the report the findings of the
Public Opinion Survey are presented. In Part Ill, the Influentials Survey, a
survey of individuals who were identified as official and non-official decision-
makers in their communities and/or the county, is discussed. The method used
to identify the individuals interviewed for the Influentials Survey is described in
a separate report: "Community Influentials: A Reputational Survey." In the
concluding Part IV a comparison of the results from the two surveys is made
and overall conclusions based on the survey results are drawn.

The time constraint of the academic quarter system, in which a quarter is 10
weeks in length, has necessarily limited the efforts in conducting these surveys.
However, the information collected in the surveys and presented in this report is
accurate and, in general terms, representative of the opinions of County
residents and decision-makers.



PART |
THEORY and METHOD

The surveys discussed in this report were designed, administered and analyzed
by ten Cal Poly graduate students in the City and Regional Planning
Department during January and February of 1988. This section of the report
discusses the overall purpose of the surveys, and the specific purpose, content
and sampling method used for both surveys.

The Rationale

The basic theoretical underpinning of this exercise is the confict generated as a
result of the implementation of broad concepts which obtain concensus on
broad policy statements but tend to be extremely controversial in the specific
implementation with relationship to time and/or space. Obtaining consensus on
any issue is easy in the abstract but becomes increasingly difficult the more
specific proposed actions become. For example, most people agree on the
general principle of affordable housing for everyone. Currently, one of the most
atfordable housing types is the manufactured (mobile) home. As the time
approaches to assign a site for a mobile home park, concensus becomes
increasingly difficult to obtain, in fact such a proposal may generate a
substantial controversy.

Part of the purpose of our choice to conduct surveys of two separate County
populations (the general public and County influentials) was to ascertain if this
type of conflict (abstraction-specificity) exists between and within the two
selected populations; and, if conflict exists, the degree of conflict and its relation
to specific growth issues relevant to San Luis Obispo County. For example,
how do influentials feel in general about growth management in the County vs.
specific local government growth management techniques that might be used in
their communities? Do their views change as specific growth manage ment
measures are detailed?

The juxtaposition of the the views of the general public and the decision-makers
can also reveal potential conflicts regarding the development preferences,
goals, and needs of the communities in the County. Many times the decisions
made in the political processing of plans are made in response to surprised and
angry publics whose views and priorities have not been included in the
formative discussions. Both "sides" at that point take on a confrontational
stance, both being surprised and possibly angry at the other's position. A
survey methodolgy such as this can identify the gaps, separations, and
divisions which are potential probems before they erupt into a damaging and
fruitless battle of wills.



raphic Designation

In the design of the two surveys, an approach was followed which is not usually
taken. The County was divided into five"general areas" which separate and re-
combine the communities of the county into groups (of like communities) with
distinctive problems, patterns of existing growth, wants, needs, and plans for the
future. The reason for this type of division is that the County of San Luis Obispo
is large and diverse in regard not only to the natural environment, but also to the
stage of economic development of individual communities and county sub-
regions. The communities in the County, in response to their own constraints,
resources, and opportunities have developed different existing growth patterns
and growth plans for the future.

The survey was designed to provide comparisons between the responses of
residents and decisionmakers surveyed in each of the five areas in the County
shown on Map 1: (1) the North Coast, (2) the Salinas River Valley (Highway 101
corridor), (3) the Five Cities Area, (4) San Luis Obispo City, and (5) the
remaining predominantly rural areas of the County.

The Public Opinion Survey

The Public Opinion Survey measured public perceptions of growth as a
general issue, reactions to governmental management of community and
county-wide growth, and to identify the opinions of county residents concerning
future growth and growth management in their communities, as well as their
views on public servises and some specific livability issues.

The survey was administered by telephone.The individuals to be surveyed were
selected from the 1987 San Luis Obispo County Pacific Bell phone book. The
white pages of the phone book were divided into 10 equal sections. Each
student was assigned one of the ten sections. Phone numbers to be dialed
were selected from the first and third of four columns on each page, at six inch
intervals. Only residential numbers were called. If the student dialed a nu mber
that was busy or was not answered, the next consecutive number was dialed.
This sampling method was used in order to yield a random sample of all
residential numbers listed in the county phone book.

Each student interviewd 20-30 individuals, resulting in 235 completed surveys.
Each survey took from 7 to 15 minutes to administer. All individuals surveyed
were over 18 and members of the households contacted. The specific
distribution with respect to geographic location and sex of respondents will be
discussed in Part |I, the analysis of the Public Opinion Survey.

The Influential rv

The purpose of conducting a separate Influentials Survey was to elicit
information regarding the nature of development as perceived by the actual
decisionmakers and influential members of the county. It also provides insight
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into how individuals, identified as having an impact on the future development
of the county, perceive growth and growth management. In addition it allows to
ascertain wether or not there exists conflict between the attitudes of influentials
and those of the general public and the degree of such conflict.

The Influentials Survey included many of the same questions asked in the the
Public Opinion Survey. However, some questions were deleted and some
questions were added in order to reflect the specialized knowledge and
increased decisionmaking capabilities of the influentials.

The basic assumption in the identification and survey of influential members of
any jurisdiction is that since they are infuential they will be responsible for the
substance, direction, and location of future actions. Since at least half of the
influentials identified were not elected or appointed office holders, it can be
assumed that their decisions, influence, etc, will be outside the direct control of
the electorate. An understanding of how they perceive the relationship between
themselves and their environment can provide a great deal of insight into the
possible future direction of growth in the county. This may also yield an
indication of possible future disagreements which may be generated by the
conflicts between the future strategies of office holders and those influe ntials
who represent the private sector.

For the above purpose the Influentials Survey included questions in regard to
several currently debated specific development projects in the county, like the
proposal to expand the Paso Robles airport. The Public Opinion Survey did not
include any such site specific questions.

The influentials were identified using a reputational method described in a
separate report. The 25 most frequently mentioned office holding influentials
and the 30 most frequently mentioned non-office holding influentials were
selected to be interviewed. Each student was assigned 5 to 6 influentials to
interview. Due to time and access constraints, 36 interviews were completed by
the cut off date of March 1. The surveys were administered by telephone. Each
survey took 20 to 30 minutes to administer.



PART I
THE RESULTS OF THE PUBLIC OPINION SURVEY

Introduction

The analysis that follows is based on the data collected from the telephone
survey of the general public. First demographics are compared to measure how
well the survey population reflects the actual population of San Luis Obispo
County. The next section analyses the opinions the respondents have about
growth and its related issues. These issues include traffic congestion, job
opportunities, the perceived growth rate, and satisfaction with local
government's management of growth. The key variables are assessed by
region and by length of residence.The quality of public services provided to the
respondents is rated. The responses are described by region.

In general, the distribution of respondents is similar to that of the county
residents, however in the survey population female respondents and
homeowners are over represented. Respondents indicated that traffic
congestion is not a problem, but good jobs are hard to find, the growth rate is
too high, and local government is not managing growth to the respondents'
satisfaction. On the other hand,for the most part the survey population feels that
the services are good or average.

A technical appendix is available at Cal Poly's City and Regional Planning
Department.. It supplies tables, figures, and statistics used to support its
findings and conclusions.

Demographic Comparison

According to the 1980 U.S. Census, the ratio of men to women in the county is
2110 49. The ratio of men to women in the survey population is 41 to 59; thus,
the female population is over represented in the survey. Homeowners are also
over represented in the survey by about 16 percent. This may be due in part to
the transient character of the county's student population. Students who move
frequently are less likely to have a telephone number listed in the phone book.

A comparison of the original distribution of survey respondents with the actual
population distribution revealed that the North Coast and Salinas River Valley
Areas were over represented, while the Five Cities Area was under
represented. Due to a satisfactory sample size this skew could be corrected by
eliminating randomly survey responses from all the general areas, except the
Five Cities area, in order to match the distribution of survey respondents with
the population distribution in each of the five areas. The adjusted distribution of
respondents by general area, compared to that of the actual population (as of
1985) is shown in Table 1 on the next page.

It should be mentionad that the margin of error in the survey results is just under
4 %. This means that on questions where the support or satisfaction degree is in
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the 45 to 55 percent range no conclusions can be drawn except that the
attitudes are about evenly divided on the issue.

Number of Percent Percent
Subarea Respondents  Respondents Population
North Coast 30 18 17
Salinas River Valley 37 22 21
Five Cities 44 26 28
San Luis Obispo 45 ' 27 26
Rural County Areas 12 7 7

“Source: SLO County Planning Department,
1987. Figures are effective, 1985.

TABLE 1 Comparison of Survey Respondents and
Popuiation Distribution by Subarea

Respondent Opinions on Growth Issues

Most of the respondents indicated that growth is good for the community.
However, as Table 2 indicates, this opinion was not of the overwhelming
majority. Typical comments during the interviews included "Growth has to
come, but it should be controlled” or "If it is controlled, then it is good," and "Yes,
controlled growth is good." The Salinas River Valley area most frequently
indicated that growth is beneficial: people in the North Coast area are much
less likely to say that growth is a good thing for the community.

Salinas  Five City of
North  River Cities San Luis County
Coast Valley Area  Obispo Wide*

YES 57% 68% 67% 64% 65%
NO 37% 32% 26% 27% 30%

* The percentages do not add up to 100% in
every category because some responded No
Opinion

TABLE 2 Is Growth Beneficial?

As the next table shows,for the county as a whole, about 80 percent of the
respondents are concerned about growth. Two-thirds of the respondents feel
the county is growing too fast, although there is some variation in the response
rate from area to area. The percentage of respondents who think growth is too
fast is highest in the Five Cities (70%) and the North Coast areas (77%), while
the respondents from the City of San Luis Obispo had the lowest percentage
people who thought the growth rate was too fast (56%).
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The survey indicates that most county residents are concerned about growth;
they think the growth rate is too high; and they would generally support an
initiative to limit growth in the county. About 75 percent of the respondents who
said they are concerned with growth would support an initiative. Of those who

were not concerned with growth 57 percent said they would not support an
initiative.

The last column shows a broad base of support for a growth control initiative
throughout the county with the strongest support in the North Coastal area
(73%) and in the Salinas River Valley area (68%). San Luis Obispo again has
the lowest number of respondents who would Support such an initiative (60%).
Respondents who indicated the growth rate is too high were also those most
often indicated they were dissatisfied with the government's present
management of growth. The residents of the Five Cities area were the most
concerned about the growth rate and the most dissatisfied with local
government’'s management of growth. The residents of the city of San Luis
Obispo were the least concerned about the rate of growth and the least
dissatisfied with government management.

Salinas  Five San Overall
North  River Cities Luis County
Coast Valley Area Obispo  Response
Concerned With
Growth 87% 78% 82% 80% 81%
Satisfied With
Local Government 37% 46% 36% 38% 39%
Perceives Growth
Rate Too Fast 77% 65% 70% 56% 66%
Willing to Support
Growth Initiative 73% 68% 63% 60% 66%

TABLE 3 Percentage Growth Concerns by Subarea

Attitudes About Specific Issues

Most respondents do not feel that traffic congestion is a problem. Some people
based their answers on comparisons with the Bay Area, and Los Angles.
However, county wide and in each region over 40 percent of the respondents
indicated that traffic congestion is a problem. Some respondents named Los
Osos Valley Road and the major entrances to San Luis Obispo as probiem
areas. This response rate of perceived congestion may be an indication of a
trend where the county's roads are becoming impacted.
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Most of the survey population indicated that it is difficult to find a good job in
their respective areas. This was particularly true of the Salinas River Valley.
Most respondents indicated that housing costs are too high in their areas.
Overall 75 percent of the survey population said housing costs were too high.
However, there is a divergence among the general areas in the response rates
to this particular question ranging from 51 percent to 66 percent.

Salinas  Five San Overall
North River Cities Luis County
Coast Valley Area Obispo  Response
Traffic Too
Congested 50% 41% 45% 40% 45%
Difficult to
Find Good Job 57% 57% 58% 56% 59%
Housing Costs
Too High 57% 51% 66% 71% 61%

TABLE 4 Specific Issues Satisfaction Rates

atisfaction with Publi rvi

In general, the respondents perceive government services to be good.
However, the actual percentages favorably rating government services as good
was often low, or the services received mixed reviews. For example in the
North Coast area about 40% of the respondents indicated that water quality
and water supply were poor.

When the responses are categorized by length of residence some striking
differences appear. While all residents are concerned with growth, long term
residents who have lived in the county over 12 years, are more likely to be
concerned about growth. Respondents who have lived in the county between
12 and 21 years are the least likely to be satisfied with local government's
management of growth, the most likely to think the current rate of growth is too
fast and are more likely to support a growth control initiative. In contrast, those
resident in the county for no more than five years indicated concern about
growth less often. These respondents are the most likely to be satisfied with
government's management of growth, least likely to think the growth rate is too
fast and not as likely to support a growth control initiative.



Number of Years in the County
1-5  6-12  12-21  over 21

Concerned With

Growth 81% 77% 86% 81%
Satisfied With

Local Government 54% 31% 33% 38%

Perceive Growth
Rate Too Fast 61% 69% 81% 57%

Willing to Support
Growth Initiative 62% 70% 81% 53%

TABLE 5 Length of Residence and Growth Concerns

The median number of years of residence among respondents was used in
order to group the responses by length of residence. The median is the number
of years such that half the responses are above and half are below. The
median value for this survey was eleven years of residence. Next, the two
halves were again evenly divided by two. “Thus, the responses were divided
into four time periods such that there are an equal number of responses in
each.

Table 5 indicates that most respondents are concerned about growth no matter
how long they have lived in the county. However, the level of support for growth
control initiatives and the perception that the growth rate is too fast increases
with the length of residence and then drops significantly for the last group of
respondents; those resident in the county over 21 years. This trend appears
contrary to the idea of a drawbridge mentality among new residents. Only after
being resident in the county for a number of years are relative newcomers
indicating increased concern with growth and the willingness to support
measures to constrain growth such as the use of growth control initiatives.
However, the concern with growth and the willingness to support growth control
among residents over 21 years is markedly reduced compared with their
shorter-term residence counterparts. This same trend is apparent, though to a
lesser extent, in the level of satisfaction with governments' management of
growth.

Sources of Information

County wide, the most popular source of information about local issues and
events is the newspaper. Television came in second, and radio a distant third.
Of interesting note, 10 percent of the respondents said they also attend various
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public meetings (Board of Supervisors, City Council, etc.). Also, 20 percent said
they get news by word-of-mouth from friends and coworkers.

Conclusion

The data from the Public Opinion Survey was caretfully revised in order to match
the population distribution of San Luis Obispo County's five general areas as
closely as possible. Although the survey population was proportionally higher
in women and homeowners than the actual county population, the data base
provides a good indication of how San Luis Obispo County residents feel about
growth and growth related issues.

Many of the respondents feel that growth is beneficial to the community.
However, in the opinion of the survey population, the growth rate is too fast and
local governments are responsible for controlling it. Most of the respondents
are not satisfied with the way local governments are presently managing the
county’s growth. This indicates that the county residents feel there is room for
improvement in governmental policies. At the same time, the public services
provided throughout the county are generally rated as good to average.

Most respondents do not feel that traffic congestion is a problem. However,
county wide and in each region over 40 percent of the respondents indicated
that traffic congestion is a problem. In most people's judgement, it is difficult to
find a good job in the areas where they live. Housing costs are perceived as
high. None of these observations are surprising, but neither are they
unimportant.

While most respondents are concerned about growth, no matter how long they
have lived in the county, the level of support for growth control initiatives and the
perception that the growth rate is too fast increases with the length of residence.
This perception then drops significantly for those resident in the county for over
21 years. To a lesser extent, this same trend is apparent in the level of
satisfaction with governments' management of growth. This trend appears
contrary to the idea of a drawbridge mentality among new residents.

If local governments wish to implement a public education program to inform
county residents of important issues, the newspapers may be the best means of
presenting information. Over 90 percent of the respondents to the survey
named the newspaper as their source of information about local issues.
Television and radio were also named, but far less often.
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PART i

THE INFLUENTIALS SURVEY

This section of the report presents an analysis of the data gathered from a
telephone survey of influential county residents. These residents include
politicians, developers, public officials, private citizens, etc. The purpose of this
survey was to ascertain the opinions of these influential county residents on a
number of issues relating to growth and growth management. Due to time
constraints involved with this process, 36 of the most often mentioned county
influentials were interviewed. 13 of them were elected or appointed public office
holders. While this sample is smaller than desired, nevertheless it does provide
some insights into the attitudes on growth held by these influentials.

Demoaqgraphic Analysis

Influentials in all parts of the county, but just over half of those surveyed (53%)
reside in the San Luis Obispo area. Most of the influentials are in the 40-55 age
bracket (56%), while only 14% are under 40 years old and 31% are over 55
years old. The average length of residence in the county for the surveyed
influentials is 23 years, with over 83% living in the county longer than 12 years.
Of the 36 influential county residents surveyed, 13 hold some type of elected or
appointed public office.

. Number of
General Areas: Respondents Percent
#1-North Coast 5 14
#2-Salinas River Valley 5 14
#3-Five Cities 6 17
#4-San Luis Obispo 19 53
#5-Rural Areas 1 3

TABLE 6 Residence Location of Influentials Surveyed

Length Number of

of Residence Respondents Percent

- 1-byears 2 6
6-11 years 4 11
12-21 years 18 50
Over 21 years 12 33

TABLE 7 Influential's Length of Residence in County
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neral Attit n _Growth and Relat 1

When influential county residents were asked what is the most crucial issue
facing county decision makers, two responses were most common. The issue
of growth was mentioned by 64% of the respondents, followed by water,
mentioned by 39%. When influentials were questioned about what were the
most important qualities contributing to their choice to live in this county, 61%
responded that it was the county's rural atmosphere. In addition, the county's

clean environment, natural features, good air, and friendly people were also
mentioned as factors which contributed to this choice.

The influentials were also surveyed regarding negative aspects of living in San
Luis Obispo County. Sixty-nine percent (69%) indicated that among the
negative aspects associated with living in this county were a lack of culture,
excessive land speculation, and a parochial mentality. It is interesting to note
that of the negatives mentioned, specifically a lack of culture and a parochial
mentality often change as an area grows and urbanizes. These concerns
appeasr to be in direct conflict with the preservation of the county's rural
atmosphere which attracts so many people to this area.

An overwhelming majority of those surveyed (83%) indicated that it was difficult
to find a good job in the county. Housing costs were also perceived to be too
high by 61% of the influentials. Traffic congestion was mentiongd as a big
concern of this group, too. Downtown San Luis Obispo, Nipomo, and Los Osos

Valley Road were the three areas in which traffic congestion was the biggest
problem.

The influentials were also asked to rate public services in their area. On the
whole, services were rated good by over half of the respondents. The
exception to this rating was in the areas of water supply, public parks and public
health services where no clear majority was represented.

Public Servic Good Average  Poor No Opinion

Water Quality (19)53% (11)
Water Supply (15)42% (11)31%  (9)25% (1) 3%
Sewer Service (19)53% (8)22% (3) 8% (6)17%
Fire Protection (25)69% (8)22% (3) 8% none
Police Protection  (27)75% (5)14% (4)11% none
Street Condition  (19)53% (9)25% (8) 22% none

1

31% (5)14% (1) 3%
9)

Public Parks (16)44%  (14)39%  (5)14% (1) 3%
Libraries (22)61%  (11)31% (3) 8% (1) 3%
Public Schools  (22)61% 9)25% (4)11% (1) 3%

Pub. Health Serv's. (14)39%  (14)39% (4) 11%  (4)11%

*Response Counts and Percentages

TABLE 8 Rating of Public Services
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Influential county residents were also asked about the rate of growth in the
county. Over half (56%) of these residents responded that the county is growing
too fast, with almost 1/3 (31%) indicating the growth rate is just right.
Interestingly, with over half of the influentials viewing the growth rate as too fast,
61% responded that growth is still beneficial to their community and only 25%
responded that it was not. This suggests that the influentials do not believe that

growth should be constrained or stopped. It should be guided and directed in a
manner beneficial to their community.

Number of

Responses Percent
Too Fast 20 56
Too Slow 1 3
Just Right 11 31
No Opinion 4 11

TABLE 9 Opinions on the County's Growth Rate

On the question who should guide and direct growth three-quarters (75%) of
the respondents were infavor of the survey gquestion "Should local governments
try to control growth?". In addition, specific methods of growth control were
mentioned in the survey. Over half (58%) of the influentials favored limiting the
number of building permits and 53% favored the downzoning of parcels as a
means to control growth. Opposition was found for charging higher fees to
developers (53%) and 69% were opposed to using building moratoriums. This
suggests that government control of growth is viewed favorably, but
governments must be very careful about the growth control methods they
choose. The influentials were also asked about their support for a county-wide
growth control initiative. The initiative did not gain support from this group, with
only 47% expressing a favorable attitude towards an initiative.

Type of Measure Favor* Oppose No Opinion
Limit Bldg Permits (21)58% (14)39% (1) 3%
Limit Water Permits ~ (16)44% (16)44% (M11%
Higher Develop. Fees (14)39% (19)53% (3) 8%
Downzoning Parcels (19)53% (17Y47% none
Building Moratoriums (10)28% (25)69% (1) 3%

* Response counts and percentages

TABLE 10 Response toGrowth Control Measures
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When influentials were asked if government was managing growth to their
satisfaction, 64% indicated that their local government was not doing a
satisfactory job of managing growth, and 67% indicated that the county was not
managing growth to their satisfaction either.

The question of where growth should occur was also asked of the influe ntials.
Over 80% believed that growth should occur along the Highway 101 corridor in
the north county, in San Luis Obispo, and in the Five-Cities area but it should
not occur in the North Coast subarea from Baywood/Los Osos to Cambria.
Many of the respondents suggested that growth should only occur where
services to accomodate growth are currently available and not allowed in areas
where service problems exist.

Location Yes* No Undecided
SALINAS RIVER VALLEY: 101 Corridor  (30)83%  (5) 14% (1) 3%
NO. COAST: Morro Bay to Cambria (10)28% (22)61% (4)11%
SO. BAY: Los Osos, Baywood (10)28% (23)64% (3) 8%
SAN LUIS OBISPO CITY (30)83% (4) 11% (2) 6%
FIVE CITIES AREA 29)81% (5) 14% (2) 6%
NIPOMO MESA (20)56% (15)42% (1) 3%

“Response counts and percentages
TABLE 11 Opinions on Where Growth Should Occur

The issue of growth was also presented in the form of suggesting possible
future developments within the county. Around 60% of the influentials favored
expansion of the Paso Robles airport and bringing state water into the county;
with 78% favoring construction of a sewer system in the Los Osos area. Future
developments which were opposed included the development of off-shore oil
(75%), the central coast harbor (58%), and the Santa Margarita ranch (56%)
(see Table 8).

Possible Development Favor* Oppose  Undecided
Expanding Paso Robles Airport (22) 61%  (4) 11% (10) 28%
Dev. the Central Coast Harbor (10) 28%  (21) 58% (5) 14%
Santa Margarita Ranch Dev. (9) 25%  (20) 56% (7) 19%

Water from State Water Project (21) 58%  (10) 28% (5) 14%
Sewer Construction in Los Osos(28) 78% (7) 19% (1) 3%
Off-Shore Oil Development (6) 17% (27) 75% (3) 8%

* Response counts and percentages
TABLE 12 Response Regarding Possible Future Developrments

R n mparison

When the data is analysed comparing factors such as length of residence in the

county, support for an initiative, satisfaction with government, rate of growth,
etc., some interesting findings are revealed. Growth was mentioned as the most
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crucial issue in the county by 2/3 of the respondents who have lived in the
county between 12-21 years. While water was mentioned as the most crucial
issue by 2/3 of the respondents who have lived in the county more than 21
years.

Of the influentials who have lived in the county over 21 years, the largest portion
(42%) believed the growth rate was just right. In contrast, of the influentials who
have lived in the county less than 21 years, 71% believed the growth rate was
too fast. This suggests that the younger influentials are concerned about the
pressures of growth more than the older ones.

All 20 of the influentials who believed the county's growth rate was too fast, also
indicated that local governments should try to control growth. Fifty-five percent
(65%) of those who believed the growth rate was just right expressed
opposition to the government's control of growth. Of the group which believed
growth is occurring too rapidly, 75% would support a growth control initiative.
As for the group which believed the rate of growth is just right, 73% would not
support an initiative of this type.

Interestingly, the group which believed the growth rate was too fast was slightly
opposed to bring state water to the county (45% against versus 35% for), while
the group believing the growth rate was just right being highly in favor of
bringing state water into the county. This suggests that there is almost 2 to 1
support for bringing state water into the county, yet there is almost a 2 to 1 belief
that the county is growing to fast. The link between growth and water availability
is apparently not clearly seen.

A general dissatisfaction with the government's response to managing growth
was discovered by this survey. Three-fourths (3/4) of the group that has lived in
the county over 21 years expressed dissatisfaction with their area government's
management of growth. While 83% of the group that has lived in the county
between 12-21 years expressed dissatisfaction with the county government's
management of growth. The group that believed the growth rate was too fast
expressed dissatisfaction with their local government (65%) and strong
dissatisfaction with the county government (90%). The group believing the
growth rate was just right was fairly divided over their support for local and
county government (localgovernment: 55% dissatisfied, 45% satisfied; county
government: 45% dissatistied, 55% satisfied). This suggests that the people
who believe the growth rate is too fast are more inclined to blame the county
government for failing to manage growth well.

Two thirds of the influentials who have lived in the county between 12-21 years
favor the adoption of a county-wide growth initiative. But, an equal two thirds of
those who have resided in the county over 21 years were not in favor of an
initiative.  Looking into initiative support further, 92% of those who strongly
agreed that governments should try to control growth were in favor of a growth
control initiative, but, surprisingly, 57% of those who agreed that governments
should try to control growth were not in favor of a growth control initiative. This
helps to identify where the split over the adoption of a growth control initiative is
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occurring. Both the longer-term influentials and those who agreed that
government should try to control growth were generally opposed to an initi ative.

Conclusion

While some of the issues which are favored would allow additional growth to
occur in their area or in the county, it is interesting to note that over half of the
influentials believe that the county is growing too fast. This helps to point out
the conflict between growth management in general and the need to look at the
effects individual projects will have on growth. If people were totally against
growth in the county, opposition for many of these growth generating projects
would have more support. But, the paradox of wanting to have many of the
features associated with urbanization without having urbanization is the real
issue surfacing in this county. It seems apparent from the responses submnitted
by the influentials that they do not feel that the private market will be able to
provide these features without encouraging urbanization. It is because of this
that government must step in, not to stop growth, but to direct it in a way that
preserves the natural features of the county while allowing the new
development in areas that are able to accomodate it.
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PART [V

COMPARING THE SURVEYS

Introduction

The final section of this report is a comparsion of the two surveys. The
comparison may identify issues on which the public and the decisonmakers are
divided. This reveals potential problem areas on which both parties ought to
find some common ground and work together to arrive at satisfactory solutions.
In this section of the report the rationale for comparing the public and influential
surveys is first presented. Second, the methodology used in making the
comparison is described. This part will conclude with a discussion of what the
surveys indicate as the most critical growth related issues in San Luis Obispo
County currently are in the views of the public and the decisionmakers.

Rationale for Comparison

The issue of growth and how it is managed is one of controversy, due to the
conflict of ideals and expectations (goals) that can exist between the best
interests of two groups: 1) the general public, and, 2) the politicians, the elected
officials, the developers and the county and city administrators. Perhaps the
opposing needs of both groups generates much of this conflict. The general
public tends to be concerned with their personal quality-of-life and well being,
while developers, politicians and administrators are concerned mainly with
efficiency. Thus, the general public will view an issue in the context of their
personal needs, a somewhat ' limited ' picture. The developers and public
officials tend to view the issue in the context of the * bigger ' picture, aware of the
complex interrelationships of agencies, regulation and special interests
involved in taking action on the issue. Conflict errupts when both groups neglect
the context from which the other sides view is based.

By comparing the results of the Public Opinion Survey and the Influen_tjals
Survey, issues that may or may not generate controversy can be identified.
Establishing this kind of information at the outset becomes of value for the
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development of growth management policies because it can reduce conflict
and allow for balancing of interests between various groups and localities.

Method of Comparison

The method used was simply to analyze systematically the information
presented in the two previous sections. As mentioned in the opening segment
of this report, similar questionarres were administered to both groups.
Responses to like questions were compared and their results analyzed. What
follows is a description of responses to growth related issues on which the
general population sample and the influentials agreed or disagreed. It should
be noted here that responses from 168 residents of the county were compared
to 31 responses from the identified influentials. The ultimate purpose of both
surveys was to obtain general attitudes and opinions from these two groups of
respondents.

About 80 percent of the general population sample listed growth as a major
concern compared to 64 percent of the influentials who said this was the most
crucial issue facing county decisions makers. When asked their perception of
the current growth rate, both groups listed TOO FAST as the majority answer.
The general population aired this concern slightly more, on a percentage basis,
then did the influentials.

No matter what their length of residence in San Luis Obispo county, both
groups were dissatisfied with the way growth is being managed in their area.
The frequency of this response was also fairly even between both groups.
These responses, when matched against the perception that the county is
growing too fast, may indicate that this county is experiencing poorly managed
growth. This does not suggest, that because both groups are of this opinion, that
the citizens of this county are suffering from inadequate public services. On the
contrary, when both groups were asked the identical question of rating some
nine government supplied services, not one received POOR rating. However,
the influentials were more concerned with water supply then the general
population, as indicated by 25 percent of them giving this service a poor rating
compared to 12 percent from the general population. All other services were
given similar ratings by both groups.

In terms of managing or controlling growth through the ballot box, the general
population favored this method much more than the influentials. When asked if
they would support a growth initiative, should one appear on the ballot, 66
percent of the general population said they would support it while 47 percent of
the influentials gave the same response. In fact, 42 percent of the influentials
indicated that they would oppose it.

While, for the most part, both groups agree that growth is an issue of utmost
importance, it is also seen as being beneficial to their communities. This may
suggest, that a management plan for growth is sought by the general population
and influentials alike. It appears that a plan controlling growth while reaping the
economic benefits associated with growth is viewed as the best case scenario.A
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nclusion

The following represents some general conclusions of what both groups gave
as responses to growth management and growth related issues:

1. Both groups are concerned about growth in San Luis Obispo county.

2. Both groups are of the opinion that government is not handling the
issue of growth to their satisfaction, but both groups agree that government
should play a role in growth management in this county.

3. Both groups are of the opinion that this county is growing TOO FAST.

4. Both groups indicated more support than opposition to a growth
initiative with the influencial's split for/against being five percentage points.

5. Both groups agree that growth js beneficial to their community.

6. Both groups appear fairly content with the provision of government
supplied services with the influentials being more concerned about water
supply than the general public.

7. Both groups agree that there are isolated areas of where traffic
congestion is a problem.

8. Both groups agree that suitable employment is hard to obtain in this
county.

This report was prepared as part of the requirements in course CRP 554,
Advanced Planning Laboratory, Winter quarter, 1988, of the Master of City and
Regional Planning program of California Polytechnic State University, San Luis
Obispo. It is the work of ten graduate students who designed the survey
questionnaire, administered the survey, compiled and reported the findings.
The instructor in the course was Professor Leo Jakobson. The students were
Allison Donatello, Patti Hopkins, Ray Hussey, Elizabeth McAuliffe, Heather
McMillan, Tina Metzger, Patrick Quinn, Gary Rudholm, Michael Tunnell and
Lester Varga.



PUBLIC OPINION SURVEY
Technical Appendix

Tahle A-1
Comparison of Distribution of Original Survey Respondents
With County Population Distribution

Number of Percent Actual Percent of
General Areas Respondents of Total County Population*
North Coast 59 25 17
Salinas River Valley 58 25 21
Five Cities 44 19 28
San Luis Obispo 55 24 26
Rural County Areas 18 8 7

*Source: SLO County Planning Department, 1987. Figures are effective, 1985.

Table A-2
Rating of Government Services By Region

Salinas Five City of
North River Cities San Luis County
Coast Valley Area QObispo Wide
Water QD 30 49 27 56 40
Quality AVE. 37 24 20 36 29
POCR 33 22 50 8 29
Water QD 33 65 68 51 56
Supply AVE. 33 19 30 38 29
POCR 33 8 2 11 12
Sewer & 33 43 64 60 50
AVE. 27 27 27 22 25
PCCR 23 11 2 2 8
Fire [CO0D) 67 70 67 82 71
Protection AVE. 23 27 27 11 20
PCCR 3 0 2 2 5
Police (CO8D) 40 54 68 86 62
Protection AVE. 47 19 25 9 24
POCR 10 24 7 2 12
Street QD 10 30 18 49 27
Conditions AVE. 63 35 52 36 46

POCR 23 27 30 13 23



Table A-2, continued

Salinas Five City of
North River Cities San Luis County
Coast Valley Area Obispo Wide
Parks ce 0 57 49 63 51 52
AVE. 27 27 26 36 29
POCR 10 8 9 11 12
Libraries QD 57 32 72 43 48
AVE. 33 37 21 34 32
POCR 7 19 5 13 13
Public [co o)) 37 35 42 51 40
Health AVE. 30 32 35 24 31
POCOR 7 11 7 16 11

Note: Figures are percent of responses for each category. They do not all add up to 100
because some respondents answered "No Opinion."

Table A-3
Percent Response Rates
Local Information Sources

Salinas Five City of

North River Cities San Luis County

Coast Valley Area Obispo Wide
Newspapers 93 95 93 93 94
Television 47 55 51 66 53
Radio 17 32 30 33 28
Friends 13 20 18 33 21
Mail 0 8 3 0 3
Public Meetings 10 12 13 0 8



Table A-4
Correlation Table of Key Variables
Based on County Wide Responses

Concerned X

Growth Rate v X

Govt. Responsibility * X

Growth Initiative * e X

Govt. Mgmt. o * X

Conc. Rate Resp. Initi. Mgmt.

Notes: Blank
= Not Correlated

* = Moderately Correlated ( p>1x10-4)
* * =Correlated (p=1x10"4; Chi. Sq. >20, and <40)
*** = Highly Correlated (p=1x10-4; Chi. Sq. >50)
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1. Glickman, “Planning Strategies To Prevent Or Mitigate Wipeout
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2. San Francisco Examiner, “"Farmers Back Land Conversion Bill," February
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3728H
07-14-89






PLANNING STRATEGIES TO PREVENT OR MITIGATE

WIPEOUT CHALLENGES
by

Madelyn Glickfeld, President, MJG Inc.
for

The Fifth Annual Donald G. Hagman Commemorative Program
Wipeouts and Their Mitigation:
The Changing Context for Land Use and Environmental Law

Sponsored by

UCLA Public Policy Program
Lincoln Institute of Land Policy

UCLA Faculty Center
October 30, 1987

I. INTRODUCTION

This paper will examine land use planning approaches that
are consciously designed to avoid regulatory takings and
associated litigation, either by defining acceptable uses for
property with severe building limitations and/or by providing
some 1eve1 of compensation to landowners subject to harsh land
use regulation. The former is best approached through the
comprehensive planning framework. The latter has been approached
through some technical tools, including the transfer of

1






development rights or credits, in lieu fee programs and

indirectly, through government acquisition programs.

The operational requirements of these various approaches
will be examined, emphasizing those circumstances in which they
work most effectively, and circumstances in which they don’'t work

at all.

It is important to note at the ocutset that, this
presentation, as with any critical analysis, is colored with the
perspective, biases and limitations of the author'’s expertise.

Two of these biases are particulari{y important to understand.

First, I am a planner, not an attorney. However, I am
concerned that some of the planning approaches that have been
used to prevent takings problems in the past may in themselves be
subject to such problems under recent court decisions if used
improperly.! It is beyond the scope of this presentation to
comment definitively on the future legality of various
approaches, but future practitioners will need to insure that any
burdens, for instance, placed on landowners meets the "nexus"
test of Nollan and meets the yet to be established time

requirements of First Evangelical so as to avoid a temporary

1 See, for example, First English Evangelical Lutheran
Church of Glendale v. County of Los Angeles, 96 L. ED. 2d 250
(1987) and Nollan v California Coastal Commission, 97L. Ed. 24
677 (1987).




taking. This kind of legal evaluation must be made on a case by
case basis. Rather than concentrate on legal issues, this paper
focusses on the practical and operational limitations and

advantages of various approaches.

Second, this paper is based on the experience gained through
my consulting planning practice in California and that practice
is not typical, if there is any such thing. Most planners deal
mainly with situations where there may be a diminution in value
caused by some land use restriction, but there is some level of
development allowed on the parcel. Those are the planners who
now will be trying, like good policemen?, to guess where the

constitutional taking line will be drawn.

My practice in California focusses on ways to solve land use
problems where ownerships are typically very fragmented, where
parcel patterns are often completely unrelated to buildability or
infrastructure availability, and where either significant

building hazards or environmental resources, or both exist.

In many of the problem areas where I have been involved,
decisions made within the normal development review process, on a

site by site, permit by permit basis would either result in total

2 Justice Brennan stated his opinion in San Diego Gas and
Electric, 450 U.S. 621 (1981) that planners should be as
responsible for following the Constitution as policemen —-—
editor, is the footnote necessary?
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or substantial denial of all use of individual parcels, or in the
alternative, development that is inconsistent with

reasonable and necessary land use regulation. Public agencies

ask me to develop alternative approaches where application of a
traditional parcel by parcel development review process would
result in a "all development or no development" outcome.
Therefore, it is important to note that my experience, and my
perspective comes from involvement in an array of land use

control problems which are more extreme than that which confronts
the typical planner, and situations where insuring that

regulation does not constitute a taking begin at the onset of the

planning process.

II. The Comprehensive Planning Framework

The best way to identify potential regulatory takings and
develop an array of approaches to deal with them, is to do so

within the local government comprehensive planning process.

A. The Need to Incorporate Land Ownership and Sales Data

Into the Comprehensive Planning Process

Comprehensive planning today is usually based on a vast
array of detailed data about the physical characteristics of
land, growth in population and Jobs, projected development

requirements and infrastructure improvements. However, in many



cases, land use decisions are made at the comprehensive plan

stage without any recognition of the implications of ownership
patterns. Many plans simply do not recognize the importance of
understanding ownership patterns, but seem to presume that all
vacant land is unsubdivided raw land in unitary ownership.
Therefore, broad policy as to use of land is sometimes made

within the comprehensive plan based on physical capacity of the
land, infrastructure capacity and other factors, but without
taking into account the relationship between allowable uses and
building standards on one hand, and preexisting legal
subdivisions, fragmented ownerships within legal subdivisions and
illegal subdivision activity on the other hand. Lack of a match
between a land use planning designation and the ownership pattern
can leave individual landowners without a reasonable economic use
of their particular parcel, although the plan may provide uses

for property in the general areasa.

Sometimes, not always, the local agency creates a major land
use planning conflict without knowing about it, simply for lack
of knowledge of ownership and sales patterns. Other times, the
local agency is aware of a potential conflict but chooses not to
address it within the comprehensive plan. Still other times,
events outside the control of the local agency can create a
conflict after the comprehensive plan is completed, as in the

example below.



In San Luis Obispo County, several adjacent papers3
subdivisions were created on hilly rangeland inland of Route 1 in
the early 1920’s, consisting of 6000, 3500 square foot lots
called the Morro Rockview and Morro Strand Subdivisions.
Landowners in all the subdivisions defaulted on taxes, and the
property was conveyed in its entirety to the State. All the
planning done by the County for this area assumed that the
subdivision, although legal, would stay in unitary ownership, and
so the general area was designated for between 20 and 320 acres
per housing unit. During the 1970’s, all the lots were purchased
at tax sale by a single owner. The owner, over the objections of
the local government, was able to secure approval of the
Department of Real Estate for the individual marketing of the
lots. The County pointed out that these lots were outside the
urban services area, and that there was no water availability and
no sewer capacity to accommodate dense development at that
location, that the site was fraught with geologic hazards,
improvement of roads would be prohibitively expensive and that
these lots had been long designated for rural use at 20 -320
acres per housing unit. The Department of Real Estate granted
approval for sale of the lots as a speculative investment, and

required that the DRE Report inform buyers that the lots were

SPaper subdivisions are those recorded without improvemen t
of any offsite or onsite improvements such as waste disposal,
roads, or water facilities.



unbuildable.*

At the present time, these 6000 lots are owned by 1280-1300
separate owners. Despite the official Department of Real Estate
Report, many purchased lots for building homesS. They have now
formed an association for the purpose of changing the

comprehensive plan to allow building on individual lots.

This situation illustrates clearly the impact of ownership
patterns on land use planning, and difficulties that arise when
established land use policy conflicts with the ownership pattern.
Clearly, a land use policy which gives 1200 -1300 landowners no
use of their individual properties, despite the warnings of the
DRE report, is a difficult policy to implement, from a legal and
from a political standpoint. Clearly, information about the
ownerships will need to be evaluated in considering any major

change in land use policy in this area.

Ideally, local agencies need to incorporate parcelization,
land ownership and sales activity data into the ongoing
comprehensive planning process. Then there will be a clearer

picture of the fit of planning criteria, land use policies and

4 California Department of Real Estate, Final Subdivision
Public Report, Morro Strand Units 1,2,3 and 4, San Luis Obispo
County, 1975

5 O’Sullivan, Patrick, "MB View buyer charges illegal sale
of lot", The Sun Bulletin, Morro Bay, Ca., October 29, 1980




land use designations with ownership patterns. The term "ideal 1ly"
is used here because government planning funds are so limited,
particularly here in California in the Post-Proposition 13 era ,
that few local agencies think that they have the resources to
develop and maintain an sophisticated parcelization and owners hip

data base to use in their normal planning activities.

B. The Need to Identify Harsh Regulation and Its Effects at

the Comprehensive Plan Stage.

There are several reasons why consciously building
alternative solutions for potential regulatory takings into the
comprehensive plan is better than trying to tack them on to the
comprehensive plan after the basic areawide development and
infrastructure decisions have been made. First, areawide
capacity issues can be better addressed. Second, flexibility at
the comprehensive planning stage, when many decisions are not yet
locked in, makes it more possible to devise strategies to share
the burden of harsh regulation among those who specially and

generally benefit from the regulation.

Third, it is easier to lay the groundwork to improve the
match between parcelization pattern and land use regulations
within the comprehensive plan. If ownership and parcel data are
systematically incorporated into comprehensive land use planning,

then the local agency can consciously assess the alternatives for



addressing ownership configurations which potentially conflict
with regulatory policy. These alternatives run the spectrum fromn
wholesale grandfathering of nonconforming parcels to full

application of regulation, and are discussed below.

Fourth, it is necessary, at least in California®, to set the
stage for implementing recommended changes in subdivision and
other regulation within the comprehensive plan. For instance,
where state law authorizes, this can include provisions to mer ge
substandard lots, or to require resubdivision. Or, comprehens ive
plan policies can direct that tools for dealing with illegal
subdivision be strengthened and implemented. Alternatively, the
comprehensive plan can focus on providing greater disclosure of

development limitations upon sale of certain types of property.

Finally, the comprehensive plan should provide an
opportunity for the local agency to identify areas where
regulation by itself is inadequate to solve the problem, or
places too much burden or limitation on individual landowners,
indicating that other technical assistance or acquisition

strategies should be pursued.

® In California, subdivision regulation must be consistent
with the General Plan (Cal. Gov. Code Section 66473.5) as must
zoning (Cal. Gov. Code Section 65860), building permits (Cal.
Gov. Code Section 65567), public works projects (Cal. Gov. Code
Section 65401), and real property acquisitions (Cal. Gov. Code
Section 65402).



All of the actions described here require budget, either for
staff outlay or for capital expenditures. The comprehensive p lan
i1s a good document to use to compile all the actions and
financial support that a local agency will need to evaluate,
implement and mitigate the impacts of regulation that conflicts

with ownership patterns or provides very limited opportunity for

use.

C. Alternative Local Agency Responses to Harsh Regulation

1. Wholesale Grandfathering

The most typical conscious decision that local government
makes when parcels don’t conform to land use plan designations is
to grandfather them, either formally or by matter of convention.
This means that development permits on such parcels are proces sed
under the rules in effect at the time of their creation, or at
least prior to changes in regulation which would severely limit
the use of property. Usually, the parcel is subject to basic
requirements such as adequate road access, potable water and
adequate waste disposal. This means that issues of more recent
concern, such as agricultural land preservation, wetlands,
watershed or habitat preservation, caps on development to meet
limited major highway, sewer or water capacity, and other
"cumulative impact" issues are not addressed. Often, the

judgement to grandfather nonconforming parcels is made without a
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concerted effort to look at its implications in terms of these

broader issues.

Suppose, for example, that a local government wants to
control the density of development to match limited water
availability and to preserve watershed, but wants to grandfather
preexisting parcels of a certain size. Before making that
decision, the local government needs to know whether such parcels
are few and scattered, or whether such parcels are so
preponderant that grandfathering makes it impossible to stay
within the limits of available water, and will result in
watershed destruction. If they are few and scattered, then
grandfathering makes sense. If they are not, then grandfathering
does not make sense, or the original policy of controlling
density to control water use and protect wetershed needs to be

rethought.

In general, if the grandfathering of pre—existing parcels
will still allow basic planning goals to be met and would prevent
singling out certain landowners for exceptionally harsh
regulation, then the local agency ought to proceed with
grandfathering. However, if grandfathering pre-existing parcels
means that a necessary land use regulation will not be
effectively applied at all, or applied in a very discriminatory

way, then grandfathering should be eliminated or limited.
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2. Selective Grandfathering

Analyzing ownership patterns against a potential harsh
regulation provides the opportunity to focus in on the real
problem areas and grandfather those nonconforming lots where

regulation is least necessary.

For instance, the community of Cambria, San Luis Obispo
County, consists of thousands of very small lots on very steep
hillsides, where hillsides are highly erodible and are the
habitat for the Cambria Pine, a rare species of Monterey Pine.
The commercial area at the base of the subdivisions has a
healthy, tourist oriented economy, and the community is
surrounded by long term agricultural uses. Agriculture and all

the development compete for very limited water resources.

The comprehensive plan for this area looked at development
and ownership patterns in all of the subdivisions. Through the
planning process, the County recognized that full development of
the subdivisions would create serious habitat and erosion
problems, and would jeopardize water resources for agricultural
uses and for commercial development that could create a balanced
economy in the community. However, rather than trying to
stringently regulate development in all hillside subdivisions,
the County advocated a policy of infill in the subdivisions that

were predominantly developed and concentrated its efforts to
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preserve watershed and Cambria Pine habitat in the largely
undeveloped, steepest sloped Lodge Hill subdivision.?” Even
there, recognizing the fragmented ownerships pattern, the County
provided some minimum use of all ownerships and has worked with
the State Coastal Conservancy and the San Luis Obispo Land
Conservancy to use acquisition strategies to "restore" the
subdivision to regulatory standards and assist landowners who do
not wish to develop onsite within the basic regulatory framework

in participating in a transfer of development credits program . 8

3. Full Application of Regulation

Sometimes an important policy objective cannot be attained
without full application of regulation to nonconforming lots.
Even then, when the effects of regulation are harsh, the
government must do more than simply regulate, as shown in the

Lake Tahoe situation.

Plapnning for Lake Tahoe by the bistate Tahoe Regional
Planning Agency (TRPA) has been fraught with controversy and

litigation. The focus of planning efforts have been to reduce

7County of San Luis Obisﬁo, North Coast Local Coastal Plan,
1986

8San Luis Obispo Land Conservancy, MJG Inc. and Natelson,
Levander and Whitney, Cambria/Lodge Hill Restoration Program,
July 1985, adopted as policy by the County of San Luis Obispo,
December 1985, adopted and funded by State Coastal Conservancy ,
August, 1986.
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erosion and pollution that have been affecting the clarity of
Lake Tahoe, a nationally recognized biological and scenic
resource. The fate of approximately 16,000 Pre-existing
undeveloped parcels, owned by several thousand landowners, has

been at the heart of that controversy.

Serious settlement negotiations ensued following a 1985
Ninth Circuit Court decision to uphold a preliminary injunction
for a moratorium on all development in the Lake Tahoe Basin,
pending a trial on the California challenge to a 1984 plan

adopted by TRPA.S

This settlement process resulted in the TRPA adoption of a
new Regional Plan in May 1887. The settlement and the new plan
were approved by the U.S. District Court, and the three vyear old

People of California v.TRPA lawsuit was dismissed on July 15,

1987.

While the new plan still applies strict new regulation to
all of 16,000 lots, there are several provisions which ameliorate
the harsh effects of regulation. These include field inspection
and scientific ranking of the buildability of parcels by TRPA

staff, establishment of allocation systems for building permits

°People of California v. TRPA, 766 F.2d 1308 (1985); 1766
F.2d 1316 (1985): and 768 F.2d 1319 (1985); See also Taylor, N.
Gregory, "Update on the Lake Tahoe Situation " for the ALI-ABA
Course of Study Land Use Institute, FAU/FIU Joint Center for
Environmental and Urban Problems, August 19-21, 1987
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and provisions for owners of sensitive lots to transfer or sell
their allocations to someone with a less sensitive lot. As the
more buildable lots are built out, the allocation system makes
the next lower ranked lots eligible for a building permit. Thus,
lots which are unbuildable in the present may be buildeble in the
future. In addition, there are .independent state and federal
acquisition programs that specifically target purchase of
sensitive lots in Lake Tahoe, providing an alternative to the

regulatory system for some landowners.l10

III. A Closer Look at the Practical and Operational Requirements

of Current Tools For Ameliorating the Effects of Harsh Regulation

A. Transfer of Development Rights or Credits

Transfer of development rights (TDR) or transfer of
development credits (TDC) are both based upon the notion of
landownership as a bundle of rights that can be moved from one
location to another. The differences between TDRs and TDCs are
philosophical rather than substantive; the former presumes that
there are some inherent rights to development associated with
landownership; the latter presumes that development is not a

right but a privilege that government can convey to land. In

10 Taylor, N. Gregory, "Update on the Lake Tahoe Situation
" for the ALI-ABA Course of Study Land Use Institute, FAU/FIU
Joint Center for Environmental and Urban Problems, August 19-21,
1987
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either case, the ability to transfer development rights or
credits is based upon the action of government, exercising the
same police power that allows traditional zoning. Private
landowners can only buy and sell development rights or credits
if the government agency with land use control authority
recognizes that rights or credits exist and provides approval of

the transfer.

There is debate as to the need for specific statutory
authority for TDRs, and challenges to their validity. Some
commentators argue cogently that TDRs are simply an extension of
the police power and thus automatically enabled by state law.l! 1
Indeed, the many TDR/TDC ordinances adopted by local agencies 1in
California are based upon this presumption, since California 1 aw
does not explicitly authorize their use by local agencies.

Viewed merely as an extension of the police power, TDR does not
involve compensation for a restriction on a particular parcel but
the "relocation" of development which would be conferred on the
sending parcel but for a purpose that is related to the public

health, welfare, safety or peace.

An opposite point of view is taken by the Arizona Supreme

Court. 1In the Corrigan case, the court opined that TDRs or TDCs

11 Supporting TDRs as a logical extension of the police
power see: Remelmeyer, Stanley, Transfer of Development Rights,
Presented at the 1983 Annual Conference, League of California
Cities, San Francisco, California.
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are not valid police power regulation because they involve
compensation to the sending lot owner.1!2 In this case, the
Arizona Supreme Court clearly reflects the sharpest division of
thought about regulation and compensation in this country-—-either
property is regulated so that there is reasonable use of the
property itself, or it is purchased through eminent domain
proceedings at full market value prior to the regulation. The
Arizona Court’s view leaves no room for mitigation of harsh

regulation through partial compensatory mechanisms.

Interest in TDRs is very broadl!s. A recent Planning
Advisory Service publication identifies about thirty-five
programs nationwide. In California alone, there are many other
programs which have been adopted by local agencies which are not

identified in that publication.

Purposes of TDR programs are varied: agricultural
preservation, historic preservation, hillside preservation, and

restoration of antiquated subdivisions.

12 Corrigan v. City of Scottsdale, 149 Ariz. 553 (App)at
page 563 "The City claims this action is a legitimate exercise of
police power and yet it attempts a form of compensation by way of
transfer of density credits. If this were a valid exercise of
the police power there would be no need for any form of
compensation."”

13 See e.g.Roddewig and Ingraham, Transferable Development
Rights Programs, Planning Advisory Service Report No. 401,
American Planning Association, Chicago, Il. May 1987,
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out the same few landowners of large quantities of sending land.
Realizing the sudden demand for sending site land that had been
attractive mainly to marginal speculators, and the value of the
receliving site projects, these few large sending site landowners
held out until the value of their land had increased by a factor
of more than 900X%. These high prices caused this program to be
highly controversial, and caused many receiving site owners to
walk away from their projects rather than participate in the
program. In the last nine years, active participation of
realtors, a private non profit and the State Coastal Conservancy
in purchasing and banking TDCs have reduced and stabilized prices
from the 1979 high of $37,500 per subdivision right to between
$15,000 and $17,500. At last count, over 400 subdivided lots
had been retired through the progranm, although it remains
controversial and is opposed by the local agency, Los Angeles

County.

Exhibit F shows the way in which a variety of types of
buyers and sellers in the market can provide choice to sending
lot owners, and establish a stable market where transaction costs

are minimized.

(b) An Exchange Rate that Takes into Account

Economic and Planning Criteria

The exchange rate between development rights or credits on
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the sending site and allowed development on the receiving site
must both meet the "net benefit" test discussed above and be
responsive to economic values and conditions. It must be based
on the economic values of development on the sending parcel and
the marginal value of the added development on the receiving
parcel. It must take into account the economic market for
different types and densities of development and the ability of
the market to absorb different types of development over time.

If the exchange rate is not established with full understanding
of the economic values of the sending and receiving sites, the
value of the transferred development and market absorption rates,
transfers are unlikely to occur. Landowners in receiving areas
are not going to purchase development rights for more intense
development if the market for that type of development is weaker
than the less dense development. Landowners in sending areas are
not going to sell development rights if using them on the site,
or simply waiting for harsh regulation to expire is likely to

produce a higher economic return.

There are several ways to analyze the economic viability of
TDR/TDC projects. Roddewig and Inghram, in their PAS Report! 4
analyze the viability of TDR programs by comparing the costs and
profits of development on receiver sites at different densities,

to determine what the developer would pay for TDRs. Exhibit G

14 Roddewig and Inghram, Transferable Development Rights
Programs, Planning Advisory Service Report Number 401, May 1987
at page 22.
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shows another approach to determining the economic price of TDC
that both the seller and the buyer could agree upon. It
measures the price that developers might be willing to pay for
TDR/TDCs based on the price that developers would have to pay Tor
additional land for an additional unit without the TDR/TDC

program.

The former method is weak in that it does not take into
account the value of land in the general area for different kinds
of uses and the developer’s options for acquiring land instead of
TDR/TDCs, and does not determine the price that senders must have
to part with their development rights. The latter method is weak
in that it does not thoroughly analyze the differential costs of
development at different densities and does not systematically
build developer profit into the analysis. Some merging of the

two methods would probably develop a more realistic analysis.

An exchange rate that meets all of the criteria above is
very hard to achieve, particularly when basic land use and
infrastructure decisions have been made in the comprehensive

planning process in advance of considering a TDR/TDC program.

(c) Providing Base Development Rights in both the

Sending and Receiving Areas

Mandatory TDR/TDC programs are those programs that (1) only
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associations in the adjoining neighborhoods participated in
developing the plan and supported the TDR concept. However, by
the time the plan reached the Planning Commission, individual
homeowners expressed so much concern that the Planning Commission

dropped the concept.

Participatory planning must improve and be done during the
ordinance approval process and projects carefully designed so
that adjacent residents perceive benefits, otherwise neighborhood

opposition will eliminate the best intended program.
(e) Educational Programs

As pointed out above, considerable education accompany the
approval of any TDR/TDC program. People generally find the
concept hard to grasp and even if interested, don’t know how to
begin a transaction. Education should not end with approval of

the program, but become a more concerted effort.

Two educational tools have proved effective in encouraging
people to learn about, understand and participate in TDR/TDC
programs. One of the more well known successful programs is t he
TDR program in Montgomery County, Maryland, designed to preserve
agricultural land. The Maryland-National Capital Park and
Planning Commission, with planning jurisdiction over Montgomery 

County, realized that its detailed plan and ordinances, written
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to make the program function correctly from a technical
standpoint, and meet legal standards, was not a good document to
present to landowners and developers to help them understand how
to operate the program. As a result, they decided to produce a
brochure that outlined the steps that had to be taken in order to
purchase or sell TDRs under the Montgomery County Program. The
brochure, written in simple English, not "plannese", also
provided answers to the most common qQuestions asked by landowners
and developers about the progrem. The brochure has been an
effective way for the County to promote interest, understanding

and participation in the program.

In the Cambria/Lodge Hill program, another approach was
taken that also improved understanding and participation in the
program. Prior to adopting the Restoration Plan!®, the San Luis
Obispo Land Conservancy sent out a letter and questionnaire to
all 3526 landowners in the Lodge Hill subdivision. They
explained the problems that existed in the subdivision and told
landowners that they were thinking of participating to help the
County TDR program work. They asked the landowners to tell them
about their ownerships and their expectations and desires for
their land. They explained how the TDR program would work and
asked landowners if they were interested in participating with
the Land Conservancy. Responses to the questionnaire were good,

with 837 or nearly 27% of all landowners responding to the

18 Id at note 8
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questionnaire and another 321 landowners wanting more information
about the Cambria/lLodge Hill Restoration Program as it

progressed. Recognition of the need to solve the subdivision'®s
problems was high. The questionnaire proved, overall to be a
very positive first contact between the Land Conservancy, and was
influential in the specific design of the progranm. Furthermore,
many of the first purchasers and sellers of TDCS were identif ied

through the questionnaire.

In addition, the Land Conservancy and the County made a
concerted effort to integrate the TDR program into the normal
land sales market by encouraging realtors to participate in the
program. A workshop was held in Cambria to explain the program
to local realtors and explain how the Land Conservancy could work

cooperatively with the realtors in finding TDR transactions.

Both of these educational efforts account for a very
successful first year of operation for the Cambria/Lodge Hill TDC

program.

(f) Initial Public Funding

As noted several times above, the least difficult part of
developing a TDR/TDC program is adopting an ordinance. The most
difficult part is getting those first landowners to sfep forward

to do the first transaction, to be the test case in establishing
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a market. In my experience, it is typical that a sending lot
owner may be interested but unable to find an interested
receiving lot owner. Or there may be a receiving lot owner, but
no sender. After watching several programs struggle with this
start-up problem, some taking years to develop a first
transaction, I have concluded that public seed money to purchase
the first few TDCs and create the market is extremely helpful in

getting the prograem started.

That is exactly what the California Coastal Conservancy did
in the Cambria/Lodge Hill Program. It granted $200,000 to the
San Luis Obispo Land Conservancy to purchase the first lots and
establish a TDC bank in August of 1986. Using the contacts made
through its questionnaire and the realtor workshops, the majority
of those funds have been encumbered. They have purchased 16
parcels of land and are in escrow for an additional five parcels.
THey have taken deposits from 30 buyers of TDCs and fully expect
to fill those purchases. After sale of TDCs, the underlying lots
will either be consolidated into new, larger building sites or
sold as yards to adjacent owners. Funds received from sale of
the TDCs will be used for a new cycle of acquisitions. This
healthy market would have taken considerably longer to establish

without the initial funding provided by the State.l7?

}7Conversation with John Ashbaugh, San Luis Obispo Land
Conservancy, October, 1987
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E. Government Acquisition Programs
1. The Federal Government

Government land acquisition programs have rarely been
overtly designed to mitigate the harsh effects of regulation.
Federal acquisition programs have been organized around the
protection of lands, not landowners, in establishment of National
Parks, National Monuments, National Scenic Areas and National
Recreation Areas. A decade ago, the Land and Water Conservati on
Fund was a major source of funding for this purpose, and for t he
purpose of making grants to local government for their own land
purchases. Funding of this type has nearly vanished in the

Reagan Administration.

The only relatively recent act of Congress that I have
identified which seems to be oriented to compensate landowners as
well as acquire environmentally sensitive land is the Burton-
Santini Act!®, passed in the last days of the Carter
Administration, providing authorization and funding for the
National Forest Service to purchase full or partial interests in
land in the Lake Tahoe Basin. Under that act, the National
Forest Service was willing, to consider particular hardships

suffered by landowners as a result of regulation in setting their

19P.L. 96-586, December 23, 1980
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acquisition priori:ies.

Perhaps, in the post Nollan, First Evangelical era, it 1is

time for Congress to consider establishing a fund for making
grants to local government that want to partially compensate
landowners for necessary but harsh regulation, thus avoiding
costly and time consuming regulatory taking litigation. Such
legislation would probably be considered out of step with the
deficit cutting, domestic cost cutting orientation of Congress
and the President. However, it is a reasonable answer to the
current dilemma of providing reasonable use of property without

reasonable delay and protecting important public interests.

2. State Programs

State government has, to some degree taken up the slack
in land acquisition due to Federal cutbacks. However, most state
acquisition has also been overtly oriented to acquisition of 1and
for park, habitat protection and recreational purposes, not to
compensate landowners for harsh regulation. In fact, when local
government and a developer cannot come to an agreement on the
appropriate level of development of a property, it is not
uncommon for the local government, the developer and the
community to go to the legislature for funds to acquire the
property in fee at full market value. So, Californians see a

dichotomy between regulation and acquisition —— either one or the
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other, and are not accustomed to thinking about the compensation

of landowners for strict or harsh regulation.

Even the Santa Monica Mountains Conservancy, the
Coastal Conservancy and the Tahoe Conservancy, established by the
Legislature to acquire interests in land in areas of statewide
importance, are not primarily focussed on compensation for harsh
regulation. However, because they focus on land that park
agencies are not acquiring, on strategies of acquisition and
restricted resale, or acquisition of partial interests in land,
and work where regulation is harsh, they do devise programs, with
limited funding that result in compensation for strict

regulation.

In the post Nollan, First Evangelical era, the state could

also establish a fund for compensating landowners for harsh
regulation. In California, this could take the form of a
matching grant fund for local agencies that have established
local in lieu fee funds, special assessments or transfer of
development rights programs to mitigate the effects of harsh

regulation.

3. Local Acquisition Programs

In the post-Proposition 13 era, with cities, counties and

school districts struggling to provide basic services, it is
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neither popular or realistic to suggest that local government

take on the burden of compensating landowners for strict
regulation. Without assistance from state and federal sources,

or new sources of local revenue targeted to this purpose, local
government will back away from necessary land regulation to
insure that they are not liable for interim damages or a
regulatory taking. However, there is precedent in California for

such special funding.

In 1972, (prior to the passage of Proposition 13), the
citizens of Santa Clara County passed Measure A, a County Charter
amendment requiring $.10 per $100 of assessed valuation of
property tax revenue be used exclusively for park purposes. This
measure required 50% of the funds collected to be used for park
acquisition purposes and the remainder for development of
facilities within the parks. In 1978, the citizens of Santa
Clara County passed Measure C, modifying the prior Measure A to
require that no more that 30% of funds earmarked for park use be

used for maintenance and operations purposes.

In November, 1986, the original Measure A was about to
expire and a new Measure A was placed on the ballot and passed.
This new measure, designed to conform to Proposition 13, provided
for '$ .015 per $100 assessed valuation to be earmarked for park
purposes, with 20% allocated for park acquisition and 80X

allocated for park development, maintenance and operations. This
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Measure A will expire in July 1989.

Again, this measure does not go directly to the point of
compensation and is oriented toward acquisition of parks. But it
does show an example of how local government, even under the
strictures of Proposition 13, can set aside funds for land

acquisition, if there is popular support.

IVv. In Conclusion

This paper demonstrates that there are tools available to
both avoid regulatory taking and mitigate the impacts of harsh
regulation. The key to the successful use of these tools is
the willingness of government to consciously consider the impacts
of harsh regulation in the comprehensive planning process, and
lay the groundwork in that process for a multi-faceted strategy
to deal with problem areas. Implementation of these strategies
are likely to be more successful if local governments are
conscious of the requirements to make programs successful, and if
they get help, in the form of funds and technical assistance from
state and federal sources and in the form of acquisition

assistance from community-based non profit organizations.
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EXHIBIT "D"

HOW DOES THE TDR PROCESS
WORK?

(_ESTABLISH TDR ORDINANCE )

PURCHASE OF
TDR OPTION

OBTAIN APPROVAL
TO USE TDRs

(FINALIZE TDR TRANSACTION)

RECORD A DEED RECORD AN OPEN SPACE
OF OR CONSERVATION EASEMENT
TRANSFERABLE DEVELOPMENT ON THE SENDING AREA
RIGHTS 7 PROPERTY

i

[OBTAIN BUILDING PREMITS]

IN RECEIVER AREA
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Housing Policy Task Force

DRAFT

C.A.R’S BLUEPRINT FOR STATE
AND LOCAL HOUSING POLICIES

(The following is for informational purposes only and has
not been approved by the Housing Policy Task Force, the
Executive Committee or the Boards of Directors.)

I.  Introduction

. California is entering the 1990s with a housing crisis in
the making. Numerous forces are adversely impacting
the housing market including soaring housing prices and
rents increasing far faster than the growth in incomes.
Population pressures, the virtual withdrawal of federal
spending, and rising public sentiment toward controiling
growth and development brought on by a severely
strained infrastructure have further disrupted the state’s
housing environment. As a result, there is a widening
gap in housing needs that cannot be filled by the private
sector alone. Clearly, a new thrust to housing policies is
warranted. The Housing Policy Task Force suggests this
blueprint to help ensure that California is well-positioned
to address the housing needs of a new decade.

This first section of the blueprint describes the need for a
housing policy document and the mission of C.A.R.’s
Housing Policy Task Force. Section II identifies various
demographic, fiscal, social and economic forces which
suggest that a consistent, far-sighted housing policy is in-
creasingly crucial if the housing needs of Californians are
to be met in an adequate fashion in the years to come.
Section III documents the specific prevailing conditions
in today’s housing market. The last section provides an
overview of five critical problems which Californians are
and will be facing over the next several years. Following
each problem statement are the task force’s recommen-
dations on policies that C.A.R. should consider pursuing
to ameliorate these problems.

A. The Need for a Housing Policy Document

In 1949, the United States Congress passed the Housing
Act which made the promise of "a decent home and a
suitable living environment for every American" a nation-
al goal. Indeed progress has been made in raising the
standards of housing, alleviating much of the overcrowd-
ing and unfit conditions and raising the rate of
homeownership. However, this progress is at risk today.
Economic conditions over the past several years have
been such that housing prices and rents have risen faster
than incomes for many households, making large expendi-
ture items such as housing, less affordable for many
families and out of reach for many others. Pressures to
control the huge federal budget deficit have resulted in
cutbacks in federal funding for many programs, housing,

in particular. As William Apgar of the Harvard/MIT
Joint Center for Housing Studies has suggested,
"America is increasingly becoming a nation of housing
haves and have-nots."

After a decade of dwindling support for housing at the
federal level, there appears to be some renewed interest
in housing as a national priority. Senator Cranston has
proposed a new national housing policy for 1989 and
housing issues have become important planks in both the
Democratic and Republican platforms in the 1988
presidential election. However, the fiscal constraints
faced by our federal legislators remain the same and thus
the prospect of a federal commitment to housing on the
same order as in previous decades is unlikely. As a
result, the burden of providing adequate housing is fall-
ing increasingly on the shoulders of state and local
governments.

Many in California have recognized that housing and re-
lated issues have become increasingly important and con-
troversial. The state is poised to become a major
economic hub for the Pacific Rim as we approach the
21st century and its ability to address the housing needs
of existing and future residents may weigh critically on its
economic prosperity. Paradoxically, it is at the local level
where the greatest strides need to be made through
progressive land use planning, zoning and regulatory ac-
tions, to address housing problems. The state will have
to revaluate its role vis-a-vis local housing decisions and
possibly seek to promote a greater local commitment to
housing through the use of regulatory or financial incen-
tives.

Because of the importance of housing to the economic
and social well-being of the state, C.A.R. has developed
this housing policy document to help guide the Associa-
tion in the development and promotion of consistent and
far-sighted housing policies at the state and local levels.

B. About the Housing Policy Task Force

The Housing Policy Task Force was appointed by C.A.R.
President Dale Colby who recognized the need for a
revisiting of the Association’s traditional policies and his-
torical actions taken vis-a-vis housing issues and legisla-
tion in this state. The mission of the Task Force

included: (1) evaluating C.A.R.’s existing housing,
policies and the development of a comprehensive hous-
ing policy document on state and local housing issues;

(2) joining together with allied organizations to develop
and recommend state housing policy consistent with
C.AR.s and to encourage the implementation of C. A.R.-
supported housing policies at the state and local
governmental levels; and (3) finding ways to develop
strategies to increase public awareness about housing af-
fordability and availability in California.

The Housing Policy Task Force members are: Chairman
- Larry Gilbert (Visalia), Vice Chair - B.J. Johnson (San
Dieguito), Frank Conti (San Mateo-Burlingame), Susan



Ditler-Brown (San Diego), Annette Graw (South Bay),
Darylne Houk (Contra Costa), Gordon Nicolson (Contra
Costa), Boots Rusk (Nevada County), Collette Johnson-
Schulke (Sacramento), Seb Sterpa (Glendale) and Fred
Stowell (Riverside).

The Housing Policy Task Force met five times over the
course of the year to develop this housing policy docu-
ment. Various experts were interviewed as to their view
ot California’s most critical housing problems and ways
that they might be resolved. Extensive debate among the
task force members took place on a wide range of issues
related to housing. Additionally, an educational forum
was held at the July Director’s Meetings to help educate
the directors on California’s critical housing problems in
the 1990s.

Many people deserve special acknowledgement for shar-
ing their knowledge and experience with us. Those who
were interviewed by the task force include Dugald Gil-
lies, former Vice President of C.A.R.’s Governmental
Relations Department in Sacramento; Christine Reed,
Director of the California Department of Housing and
Community Development; State Senator John Seymour;

Christine Minnehan, Senator Roberti’s housing aide; and

Peter Detwiler, Chief Consultant to the Senate Local
Government Committee. Those who shared their exper-
tise with the directors at the forum "Housing in the
1990s" include C.A.R. President Dale Colby; N.A.R.
President-elect Ira Gribin; C.A.R.’s Chief Economist,
Joel Singer; syndicated columnist Dan Walters; Director
of Research at ABAG, Raymond Brady; and Angelo
Siracusa, President of the Bay Area Council.

At the most fundamental level, this document is intended
to be educational and to stimulate the development of
policy by C.A.R. membership on major housing issues.
Although its aim is to be a guide by which the Associa-
tion can take affirmative action, this document is not
designed to replace existing C.A.R. policies approved by
the Board of Directors. The recommendations in this
document may still require appropriate committee and
Board action before specific policy implementation. Fur-
ther, there will be a later attempt to pursue appropriate
amendments to the C.A.R. Statement of Policy in order
to integrate it with the policies adopted from this docu-
ment.

It also represents an initial attempt to raise the conscious-
ness of the public at large, without offering the final
answer to all the state’s housing problems. The objective
is to provide a living document which will meet the chal-
lenges both now and in the future.

The Task Force recommends that C.A.R. adopt this
document as a conceptual framework for the deve lop-
ment of Association policy on housing issues.

II. Demographic, Fiscal, Social and Economic F orces
Impacting Housing

A. Demographic Forces
Throughout this century California’s rate of population

growth has significantly exceeded that of the nation as a
whole. Approximately 12 percent of the nation’s popula-
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tion now lives in California compared to only 2 percent at
the beginning of this century. The State Department of
Finance has projected that over 4 million people will be
added to the state’s population by the year 2000. There
are three themes to the demographic trends in California
which will have major implications for the housing
market: (1) the continued maturation of the post-war
baby boomers, (2) the swelling ranks of the eiderly, and

(3) the changing ethnic composition of the state’s popula-
tion.

The Maturation of the Post-War Baby Boomers

Following World War I1, housing construction in Califor-
aia boomed to keep up with the explosion of new
households which were being formed. Children born be-
tween 1547 and 1965, commonly referred to as "baby
boomers," now total almost eight million in California
alone. Because of its large size, this age cohort of the
population will have a heavy influence on housing con-
sumption patterns in the years ahead. Projections for the
vear 2000 indicate that the bulk of the baby boom genera-
tion in California will be in the 35 to 54 age range and
will comprise over 30 percent of the state’s population.
These households are in their peak earning years and will
provide a significant stimulus to the trade up housing
market as they seek bigger and better homes for their
families. However, at the same time, housing mobility is
likely to decline as these households settle down to their
families and their chosen careers.

The Swelling Ranks of the Elderly

Another demographic trend shaping tomorrow’s housing
market is the rapid growth in the ranks of the elderly as
individuals born during the pre-WW II population surge
achieve senior citizen status over the next two decades.
The over-65 population in California is projected to num-
ber over 3.8 million by the year 2000 and will make up
over 12 percent of the population. A large proportion of
this population already owns their home (70 percent)
and many are in better health and in better financial con-
dition than the seniors of the past. Seniors, in general,
will have the resources to demand housing in line with
their needs and lifestyle. However, flexible financing
mechanisms suitable for their age cohort will be critical.
Furthermore, there is a significant segment of the eiderly
population who will not be able to afford housing which
fits their needs, particularly if they require health care.

The Shift in the Ethnic Composition

California’s unique location on the Pacific Rim, close to
Latin America and Asia, has made it a prime destination
for many Hispanic and Asian immigrants. During the
decade of the 1970s almost half of the state’s total popula-
tion growth can be attributed to immigrants from foreign
countries. The projected inflow of these groups in the
vears ahead will have a definite impact on the state’s
housing situation. The California Department of

Finance has projected a steady increase of ethnic popula-
tions to California over the next 30 years, particularly in
the Hispanic and Asian populations. The percentage of
Asians is projected to increase from its current level of 9
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percent to 14 percent by the year 2020, while the share of
Hispanics will rise from 24 percent to 38 percent. The
proportion of Caucasians is forecasted to drop from 60
percent of the state’s population today to 41 percent by
the year 2020, while the Black population remains virtual-
ly unchanged at around 8 percent.

But as the population inexorably shifts its ethnic make-
up, the voting patterns would indicate that California’s
voters remain largely the older, upper and middle-class
Caucasians. This trend highlights the importance of
bridging any dichotomy between the desires of those in
control at the political level and the socio-economic
needs of the emerging majority.

There are various economic characteristics related to
each of the ethnic populations which have important
ramifications for the state’s housing market in the future.
Data from the 1980 Census on these groups show that
Hispanics and Blacks have substantially lower incomes
than the Caucasian and Asian populations in California.
Furthermore, the unemployment rates for Blacks and
Hispanics are almost double those of Caucasian and
Asians. Finally, Blacks, Hispanics and Asians have
much higher percentages of their populations which fall
below the poverty line. Consequently, the homeowner-
ship rates for these groups are lower than that of the
Caucasian population, particularly in the case of Blacks
and Hispanics. Many of the poorest are forced to live in
overcrowded and unsuitable housing due to the inade-
quate supply of low-income housing, particularly in the
state’s larger urban cores.

B. Economic Forces

Over the past decade, growth in California economy has
outpaced that of the nation. California currently
produces over 12 percent of the nation’s total output. If
the state’s gross output of goods and services was
measured against those of other nations, then California
would rank as the sixth largest economy in the world. Ad-
ditionally, California’s location on the Pacific Rim has
made it one of the most important centers for the $3 tril-
lion trade generated by the Pacific Rim economies. The
state’s economic success has been one of the major at-
tractions to millions of immigrants searching for jobs and
a better way of life. The rapid pace and nature of
California’s growth has shifted the state’s economy from
one based on agriculture and primary production to one
characterized by a highly urbanized industrial and ser-
vice-oriented society. Accompanying this trend is a
lower level of labor productivity, slower income growth
and a labor force divided between a relatively small num-
ber of highly skilled technicians and professionals and a
large number of lower-paid unskilled workers. Addition-
ally, the rapid growth of the state’s economy has not been
without costs. Californians must now battle with polluted
air and water, a tremendous waste disposal problem,
major traffic jams and hazardous sewage spills.

In terms of housing, rapid economic growth in many

areas of the state has contributed to the upward pressure
on housing prices. High housing costs, particularly in
many of the state’s urban centers, is forcing people to live
further and further away from the work place. The out-
look is for an increasing imbalance between where the
jobs are located and the ability of the work force to find
suitable housing within reasonable commuting distance.
In the future, the lack of affordable housing will be a
deterrent to some businesses in deciding where to locate,
and in some cases, may even cause them to locate outside
of California, taking the jobs with them.

This scenario for the future implies that California may
no longer be able to maintain its position as an economic
leader. These trends point to the possibility that the state
could become a lagging economy, as housing prices, in-
frastructure and other factors become relatively more at-
tractive in other areas outside of the state.

C. Fiscal Forces

A major reason that the state was able to grow so rapidly
has been through the historical support of its tremendous
infrastructure system. California’s highways, sewage sys-
tems, schools, prisons and other public facilities were
once the envy of many states. Now, however, the system
is facing significant strains. Many highways and street
networks are clogged, with estimates by the California
Transportation Commission that losses in wages and
productivity are close to $2 million per day. Local sewer
systems throughout the state are also pushed to their
limit, which in some cases has led to health threatening
spills. School districts in growing population centers
have also felt the squeeze, causing overcrowded class-
rooms and double sessions.

Part of the problem can be attributed to cut-backs in
federal public works expenditures which were once a
major source of funding. Federal funds for highways,
sewers and water systems which grew by 46 percent
during the 1970s have been reduced by 13 percent be-
tween 1980 and 1985.

At the state level, the imposition of Proposition 13 in-
hibited the ability of local governments to raise funds for
infrastructure maintenance and development. The Gann
spending limit, initiated in 1979, also constrained ap-
propriations without regard for the special needs created
by infrastructure inadequacies. As a result, maintenance
of the existing system has been deterred and construction
of new systems thwarted by lack of funds. A Governor’s
Task Force recently found that by 1994, deferred main-
tenance on public works will approach $29 billion and
the facilities needed to support new development will
total another $49 billion.

According to a report recently released by the The Road
Information Program (TRIP), California spends today, in
constant dollars, roughly the same amount it spent in
1948 on highway construction and improvements--this
despite a 450 percent increase in traffic over the same



period. We would need to increase highway spending 10
percent annually through the year 2000 in order to return
to the level of investment and road quality of 1971.

The inadequacy of the state’s infrastructure systems and
difficulties in finding sources of funds have produced a
tremendous rise in the use of developer fees. According
to a survey by the state’s home builders, development
fees and utility charges added $11,800 to the cost of a
new home in California in 1987--double the amount from
just four years ago. Additionally, issues surrounding the
capacity of a community’s infrastructure have been a
chief force behind the growth control movement. Both
of these trends have put substantial upward pressure on
housing prices in many areas of California.

D. Social Forces

Population pressures coupled with diminished financial
resources to support the development and maintenance
of needed infrastructure have resulted in significant chan-
ges to California’s urban landscape and have triggered
the public’s response favoring controlled growth. The
growth control movement has become the hot topic of
the late 1980s and the target of these controls has largely
been residential development. The objective of most of
the growth controls initiated is to limit growth within a
communpity in order to preserve the level and quality of
pubiic services that currently exist.

Since 1971, C.A.R. has documented 214 ballot measures
addressing local land use issues, 134 of which were writ-
ten to control growth in cities and counties. Sixty-three
percent of these growth control measures have passed
over the time frame, and the passage rate has been in-
creasing as of late.

While the concerns of those citizens who advocate
growth control may be valid, many of the mechanisms
utilized to control growth, such as "traffic management”
initiatives, building moratoria and annual housing caps
are ultimately ineffective. Such "solutions” neglect the
larger issues of how the growth control measures affect
the region as a whole and whether measures to control
the manifestations of growth are truly effective in resolv-

ing the underlying problems that give rise to growth con-
trol sentiments.

A provocative study prepared by the San Diego Associa-
tion of Government (SANDAG) two years ago suggested
that "job-control” would be an effective public policy
response to the electorate’s cry for a slower rate of
growth: The SANDAG report estimated that in order to
slow the region’s growth to the rate the nation will grow
by the year 2000, "local jurisdictions would have to
prohibit all industrial growth." Further, employment op-
portunities would have to shrink by 500 jobs per year,
whereas current projections call for an increase of 5,600
jobs per year.

The long-term impacts of growth control, though not

well-documented, suggest an aggravated imbalance be-
tween the location of jobs and housing and an exacer-
bated housing affordability problem for many are as of
the state.

Along these lines, some have suggested that one outcome
of the growth control movement may be an intensifying
segregation of our society. The growth control move-
ment of the 1980s has been prodded by relatively affluent
suburban communities. Under-represented in the public
policy debate over growth and its distribution are groups
of people whose prospects of entering the housing
market have grown dimmer each year--the poor, young
families and first-time homebuyers. Studies indicate that
despite the socio-economic diversity of our voting age
population, our political leaders are largely elected by a
disproportionate population of white, older voters. For
example, according to columnist Dan Walters, 85 percent
of the registered voters in the November 1986 election
were Anglo despite the fact that they represent 60 per-
cent of the total population. Though Hispanics comprise
24 percent of the total population, they only represented
seven percent of the registered voters. Asians, too, were
significantly underrepresented at the polls.

The political reality of these electoral trends is that the
vast majority of voters are less interested in electing
leaders or promoting goals that will prepare California
for the future and are more concerned with protecting
their quality of life.

ITIl. The Current Housing Situation-Impending Crisis
A. The Decline in Homeownership

As of the 1980 census, California had the third lowest
homeownership rate in the nation with only the D istrict
of Columbia and Hawaii having lower percentage of
owner occupied housing. The problems of housing affor-
dability are also reflected in a decline in homeownership
rates since the beginning of the decade. Nationwide the
rate has dropped from 65.6 percent of households in
1980 to 64.0 percent in 1987. In California, a state with
high housing costs, the drop in homeownership has been
even more dramatic, falling from 58.8 percent in 1980 to
53.4 percent in 1987. This general decline represents the
first sustained one of its kind since the 1930s. Within age
groups, the decline in homeownership has been the most
pronounced among the 25 to 34 year olds, typically the
age of first-time homebuyers.

The decline in the rate of homeownership has occurred
despite an improvement in housing affordability as
shown in the chart. A combination of declining mortgage
interest rates and a modest growth in real incomes has
helped improve the affordability picture since the 1981-
82 recession. During that period only 13 percent of
California households could afford to purchase the
median priced home.

This improvement is tenuous at best. For example, affor-
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dability has already begun to erode in 1988 from its peak Home Prices Out-Pace Growth In Incomes

level of the decade of 33 percent in 1987. As of April
1988, only 29 percent of California’s households could af- A large part of the housing affordability probiem has

ford to purchase the median priced home of $157,000. In been the rapid rise in home prices in recent years. For
comparison, 48 percent of all U.S. households could af- the U.S. as a whole, the median priced existing single-
ford the median priced home of $87,700 nationwide. family home increased from $23,000 in 1970 to $85,600 by
This erosion has largely been the result of rising 1987--a 272 percent increase. In California, the increase
mortgage interest rates and sharp increases in home is far higher due to a combination of high demand result-
prices. ing from strong population growth and tight housing sup-

plies, as building activity has been constrained by high
land costs and slow growth measures in many areas of

HOUSING AFFORDABILITY INDEX
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the state. As a result, the median priced existing single-
family home in California shot up from $24,300 in 1970 to
$139,400 in 1987--a 474 percent increase. In the first half
of 1988 it has jumped another 15 percent to $156,700.

Over the same period the growth in median family incom-
es has not kept pace with the rise in home prices. Ac-
cording to the U.S. Bureau of the Census, median family
ncome in the U.S. increased only 215 percent from

Affordability Constraints Faced By First-Time Buyers

First-time home buyers are hit the hardest by rising home
prices and fluctuating interest rates. Homeowners who
sell their home in order to buy another have, for the most
part, enjoyed appreciation in the value of their home, the
gain on which they can use as a downpayment on another
home. Prospective first-time buyers do not have this ad-
vantage and thus tend to face both downpayment and in-

CA Median Home Sale Prices vs.
Median Family Income: 70 - 88

Thousands
$200

$1560

$100

$60

i —

I —=—Family Income —+— Sales Price I

‘/"—_‘.-—————"/”—‘

1 1 1 1 1 1 1

1 L 1 1 1 | 1 1 i

$0
70 71 72 73 74 76 78 77 78 79 80 81 82 83 84 865 88 87 88

Source: C.A.R., US Census Bure;au

$9,867 in 1970 to $31,100 in 1987. This was much slower
than the corresponding 272 percent increase in home
prices. California median family incomes rose 207 per-
cent from $10,828 in 1970 to $33,200 in 1987, lagging woe-
fully behind the 441 percent jump in California home
prices.

Volatile Mortgage Interest Rates

The crucial role played by financing in the purchase of a
home makes interest rates a major factor impacting hous-
ing affordability. The volatility of mortgage interest rates
also adds to the uncertainty and instability of the housing
affordability picture. C.A.R. has estimated that a two-
percentage point rise in interest rates from 9 percent to
L1 percent translates into a seven percentage point drop
in the share of California households who could afford
the median priced home in the state. This would mean
that approximately 700,000 fewer households in Califor-
nia could afford to buy a home when interest rates jump
from 9 to 11 percent, assuming all other factors remain
the same.

come restraints. Furthermore, first-time homebuyers are
generally younger households who have not yet accumu-
lated enough savings for the often substantial downpay-
ment which is required, and they are usually at the lower
end of their income earning curve.

C.A.R.’s 1987 Housing Finance Survey shows that first-

time homebuyers purchase significantly less expensive
homes than repeat buyers--$121,000, compared to
$159,000. First-time buyers also have lower annual in-
comes--$42,000 versus $50,000 for repeat buyers. Addi-
tionally, first-time buyers make smaller downpayments
than repeat buyers--3$12,000, compared to $32,000. The
median loan-to-value ratio among first-time homebuyers
is much higher at 90 percent than the 80 percent loan-to-
value ratio faced by repeat buyers. This places first-time
buyers in a higher risk category in terms of default and
foreclosure, thereby making affordable financing more
difficult to come by.



B. Affordability in the Rental Housing Sector

Affordability is also a critical problem in rental housing,
Rents have risen faster than incomes throughout the
1970s and 1980s. According to data from the decennial
Census the median gross rent in California rose 125 per-
cent, from 3126 in 1970 to $283 in 1980. Meanwhile,
median family income in the state rose from $10,328 to
$21,537, a 99 percent increase over the same period.
And although data on rents for the state more recent

much of the construction taking place was geared toward
the high end of the market and was making up for the
severe siump in apartment production experienced
during the 1981-82 recession. Since 1986 rental housing
construction has been hard hit by tax reform and budget
reconciliation measures by the federal government.

Many of the tax incentives to invest in rental housing
were eliminated by the Tax Reform Act of 1986. In addi-
tion, the volume of tax exempt bonds issued for housing
was severely reduced by placing housing bonds under a
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than the 1980 Census is not generally available, it can be
estimated that since the 1980 the median gross rent for
the state has increased 70 percent to about $480 in 1987,
with a corresponding increase in median family income
of only 54 percent.

Not only have rents risen faster than incomes, but as the
graph of the residential rent component of the consumer
price index (CPI) shows, rent inflation has been more
rapid in California compared to the U.S. as a whole.
Moreover, the rental component of the CPI has in-
creased at a much faster pace than the cost index for all
items. For example, California’s consumer price index
rose almost 110 percent between 1976 and 1987, while
the state’s residential rental component of the CPI
jumped nearly 147 percent over the same period.

Apartment Construction Lags Need For Affordable
Units

During the 1984-1986 period, California experienced a
boom in multi-family housing construction. However,

82 83 B84 85 86 87 88*

* Based on firat four months of 1988

unified state cap with a number of other types of "non-
governmental” bonds. As a result, multi-family housing
construction in California dropped by 30 percent in 1987
and is expected to decline another 30 percent in 1988.

As shown in the table permit, activity for the construction
of new multi-family housing units is down severely from
1986 levels in most of the state’s major metropolitan
areas. In fact, were it not for an increase in con-
dominium construction the drop in total multi-family
building would be much worse. While some overbuilding
occurred during the 1984-86 boom in multi-family hous-
ing construction, the subsequent decline in new rental
building will mean faster absorption and declining vacan-
cy rates. Furthermore, as prices of single-family homes
continue to mount, demand for rental units will increase
and upward pressure on rents is expected to occur.

Low Income Renters Hit Hardest

Those hit hardest by rising rents and a tight supply of
available rental units are the lower income households.



BY METROPOLITAN STATISTICAL AREAS

PERMITS FOR THE CONSTRUCTION OF NEW MULTI-FAMILY HOUSING UNITS*

Annual Annual % 6 months 6 months %
1986 1987 Change _1987 1988 __ Change
Los Angeles/
Long Beach 52,969 38,694 -26.9% 21,075 15,149 -28.1%
San Diego 27,730 15,571 -43.8% 10,191 5,778 -433%
Riverside/
San Bernardino 24,896 10,885 -56.3% 4,689 4,364 - 6.9%
Anaheim/
Santa Ana 15,101 15,372 + 1.8% 9,187 6,957 -243%
Qakland 12,491 7,850 -37.1% 3,553 1,617 ~-545%
Sacramento 5,701 5,800 + 1.7% 2,225 2,509 + 12.8%
San Jose 4,784 4,431 -74% 2,169 1,469 -323%
San Francisco 4,407 4,478 + 1.6% 1,953 1,517 -22.4%
Fresno 2,730 2,032 -25.6% 1,235 628 -491%
Bakersfield 1,923 1,426 -258% 1,254 249 -80.1%
* Includes some condominium units
Source: Construction Industry Research Board.

The graph below shows that renter households are large-
lv in the lower income brackets in comparison to
homeowners who are relatively more affluent. Accord-
ing to the State Census Data Center’s 1986 population
survey data, the median household income for renters in
California was $21,100 which was over $16,000 lower than
the $37,200 median household income for homeowners.

As shown in the table on the percentage of household in-
come spent for housing, the burden of housing costs on
low income renters is made particularly clear from 1980
census data which shows that almost 53 percent of renter
households in California spent 25 percent or more of
their income on rent. Only 29 percent of owner
households faced the same burden in terms of housing
costs. Moreover, the burden for low-income renters was
far worse, with over 80 percent of renter households with
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PERCENTAGE OF HOUSEHOLD INCOME SPENT FOR HOUSING
HOMEOQOWNERS VERSUS RENTERS: 1980

Percentage

of Income Less than $5,000 $10,000 $15,000 $20,000 $25,000

Spent Total $5.000 $9.000 $14,999 $19,999 $24.999 or more

Owner Households

Less than 25% 69.8 209 519 9.7 63.3 67.9 82.5

25% to 34% 143 12.1 14.2 14.8 172 19.1 12.5

35% to more 15.1 52.8 339 25.5 19.5 13.0 5.0

Not computed 0.8 14.1 - - - ---- ———

Total 100.0 100.0 100.0 100.0 100.0 100.0 100.0

Renter Households

Less than 25% 43.1 4.5 12.7 36.9 64.7 799 93.3

25% to 34% 193 6.5 227 36.1 25.0 16.8 4.3

35% to more 332 749 62.0 247 8.4 1.8 -—

Not computed 44 14.1 2.6 23 19 1.7 2.4

Total 100.0 100.0 100.0 100.0 100.0 100.0 100.0
Source: U.S. Census, HC80-2-6 Metropolitan Housing Characteristics, Tables A-3 and A-4.

incomes less than $10,000 in 1980 paying 25 percent or
more of their income for housing,

Reduction In The Low-Income Housing Stock

The lack of affordable rental housing for low-income
households will be compounded by the expiration of
federal government subsidy contracts on existing low-in-
come housing projects in California. Over the next
several years owners of approximately 1,400 federally-as-
sisted low-income housing projects in California (under
Sections 236 and 221(d)(3), Section 515 and Section 8
programs) will be eligible to pre-pay their loans or not
renew expiring contracts, thus releasing their projects
from all rent and other regulatory restrictions. In Califor-
nia, an estimated 100,000 low-income units will become
eligible for opt-outs over the next several years and it is
expected that a high percentage of projects will choose to
convert their assisted units to market rate rents because
it will be more profitable than the current subsidy they
are receiving,

Homelessness - A Growing Problem

Another issue of concern to society is the growth in the
numbers of homeless individuals. Over the last few
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years, the problems of homelessness have increased in
visibility and have received a great deal of media atten-
tion. It is estimated that there are close to 100,000 home-
less people in California, over 35,000 of whom live on the
streets of Los Angeles. While many of the homeless are
those with mental illnesses or those who have drug or al-
coholic addictions, there is a growing proportion of
homeless who have temporarily been derailed by
economic adversity or family crisis. These individuals
cannot find housing because they cannot come up with
sufficient funds for a security deposit, nor will most
landlords rent to such people until they find steady work.
In general, it is this sector of the homeless population
who could benefit from short-term public and private
resources to help them return to full self-sufficiency.

Future Outlock

The future outlook for California’s housing situation is
bleak. Demographic pressures in terms of slower popula-
tion growth and a largely aging population will provide
some relief in terms of future housing demand.

However, in absolute numbers, given current unmet
needs, the housing units required will continue to grow.
Furthermore, without some creative solutions to the
problems of housing affordability, the likelihood of fur-
ther restrictions to growth and increasing land and build-
ing costs will continue to push housing prices up faster



than the growth in incomes. This lack of affordable hous-
ing is likely to force greater numbers of people to move
away from their jobs, exacerbating traffic tie-ups, pollu-
tion and infrastructure shortages in general. Eventually,
the productivity of the workers and the state’s economic
competitiveness may be impaired. Over the longer term,
such a trend could lead to an exodus of businesses away
from the state.

Even more critical is the widening gap between the
demand and supply of housing for low-income
bouseholds due to the loss of federally subsidized low-in-
come units, abandonment and gentrification. the
availability of housing units for the poor is declining
rapidly while the numbers of households who need low-
income housing is increasing. The trend is such that even
with housing vouchers or certificates many of these
tamilies will not be able to find adequate housing to
which they can apply the subsidy. Providing decent and
affordable housing to this group is a challenge which will
requure the efforts of all levels of government, as well as
private and non-profit sector participation.

IV. Major Areas of Concern

As the demographic, fiscal, economic and social forces
described above suggest, there are a number of major
problems which must be met head on if the viability of
decent and affordable housing for all is to be maintained
into the next century. This section is divided into five
major problem areas. Each problem is briefly described
and followed by the policy recommendations of the Hous-
ing Policy Task Force.

A. Housing Affordability In The Ownership Sector

Problem Statement

Relatively strong economic growth and a surging popula-
tion will keep housing demand high, such that the long-
run outlook for affordability and home prices is not
encouraging. Growth restrictions will further constrain
supply. As a result, Californians will continue to spend a
larger share of their incomes on housing than elsewhere
i the U.S. In addition, most first-time buyers will be
priced out of housing markets located in central urban
areas, causing them to live further away from their jobs.
Eventually, California will become too expensive for
many, leading to a migration of both people and jobs out
of the state.

While decent and affordable housing continues as an im-
portant goal at both the state and federal levels,
programs and agencies set up to help stimulate
homeownership have come under increasing attack over
the past several years. For example, curtailments have
been proposed at the Federal level such as the privatiza-
tion of the FHA, FNMA and FHLMC, user fees on
government loan and guarantee programs, restrictions on
FNMA/FHLMC’s REMIC issuing authority and "credit

reform” for the FHA/VA programs which would effec-
tively limit program budget authorizations.

Additionally, the Budget Reconciliation Act of 1987
placed a cap on the mortgage interest deduction for the
first time in history. While the $1 million limit is high
enough not to affect the majority of homeowners, the
precedent has been set so that a lowering of the cap in
the future appears likely. The message from the federal
government clearly is that homeownership is no longer
sacred given other budget priorities.

Also jeopardized are the mortgage revenue bond (MRB)
and mortgage credit certificate (MCC) programs. These
programs have been important tools for many first time
home buyers in California who would have otherwise
been unable to buy a home. However, due to the per-
ceived costs to the government, usage was restricted
through the Tax Reform Act of 1986 and the programs
are expected to expire, at least temporarily at the end of
1988.

Market conditions are also making homeownership op-
portunities increasingly scarce. Strong demand for
homes along the state’s coast, as well as gentrification in
many urban centers have caused housing prices to soar.
Areas where housing was once considered relatively af-
fordable are out of reach for the majority of Californians.

The need to expand the opportunities for homeowner-
ship is apparent. The situation is particularly critical for
first-time homebuyers. Each level of government must
acknowledge its role in assisting families to find housing.
In light of these trends, the Task Force makes the follow-
ing recommendations.

Housing Policy Task Force Recommendations

The California Association of REALTORS® supports
policies that help expand the opportunities for
homeownership. In the areas of financing and tax incen-
tives, the state, where feasible, should be encouraged to
develop policies to promote homeownership.

e We believe that a comprehensive study
of the state’s homeonwership programs
should be undertaken by an inde-
pendent organization in order to deter-
mine whether these programs are being
operated in an efficient and cost effec-
tive manner.

o We reaffirm that the current status of
mortgage interest deductibility should
be maintained.

e We support the creation of state-based
investment instruments similar to
GNMASs and REMICs.

e We endorse the concept of giving
priority, in terms of chartering and more
favorable tax treatment to financial in-



stitutions dedicated to providing hous-
ing finance.

e We support the expansion of Reverse
Annuity Mortgage (RAMs) programs
and propose the establishment of a
RAM insurance fund in order to help
spread the risks.

e We support the investment of public
and private pension funds in California
residential mortgages.

e We endorse the concept of providing
tax incentives for sellers who provide
financing to homebuyers.

The California Association of REALTORS® supports in-
novative policies which will facilitate the purchase of a
home by first-time homebuyers, including help with the
financing, the downpayment and the construction of af-
fordable housing.

¢ We support the expansion of a state
level program for low and very-low
downpayment mortgages similar to the
FHA loan guarantee program.

e We encourage the establishment of a
state level mortgage credit certificate:
program to give first-time homebuyers a
credit on their state income taxes. We
endorse efforts to establish a state ad- -
ministered MCC program and en-
courage further efforts to widen local
MCC usage.

e We call for the creation of a state-spon-
sored shared-appreciation program to
increase the amount of investment capi-
tal for first-time homebuyers while
reducing the risks.

¢ We propose lowering the minimum
mortgage insurance requirement for
first-time homebuyers utilizing various
state level housing programs.

e We support downpayment savings
programs using IRA or Keogh savings
or a program which would allow first-
time home buyers to borrow against
other retirement benefits.

e We propose the establishment of a non-
profit housing trust fund with private
sector contributions through such
mechanisms as an income tax check-off.

o We support the concept of benevolent
lending institutions to make low-inter-
est rate loans to first-time homebuyers
in exchange for tax credits.

¢ We support the expansion and develop-
ment of state and local self-help
programs for first-time homebuyers
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such as the "sweat equity’ programs.

e We encourage the adjustment to price
and loan limits of the state’s
homeownership programs, such as Cal-
Vet, to better reflect market conditions
in different areas throughout California.

e We recommend the exploration of a
program which would provide subsidies
for first-time homebuyers with some
type of equitable recapture provision
which will maintain the long-term affor-
dability of the homes invoived.

B. Housing Affordability in the Rental Sector

Problem Statement

Housing affordability in the rental sector is an im portant
first step on the ladder of housing opportunities. Before
most people buy their first home they usually spend
several years in rented housing. Affordable rental hous-
ing is needed at different levels; from low-income

families to young households trying to save up for a
downpayment to purchase a home. When many
households are paying as much as 50 percent of their in-
come on rent, it is extremely difficult for them to save
enough money for a downpayment to buy their first home.

An area of concern in the provision of decent and affor-
dabie housing to Californians on all rungs of the
economic ladder is the failure to develop and maintain
an adequate supply of bousing for our low- and very low-
income citizens. The problem has been compounded by
the withdrawal of the federal government from the hous-
ing arena, the elimination. of favorable tax incentives for
multi-family housing investment, the diminution of
favorable financing for low-income housing construction,
the presence of rent control and the increasing difficulty
to win local community support for affordable rental
projects.

Since the late 1970s, growth in direct funding for federal
housing programs has been cut back sharply, as

evidenced by the national budget authority of the Depart-
ment of Housing and Urban Development, which has
shrunk from over seven percent of the total federal
budget in 1978 to only one percent of the 1988 budget.
Additionally, no new funding has been authorized for
urban development action grants, another source of
money which has often been used to build or rehabilitate
low-income housing. What little federal funding that is
left has been shifted away from the construction of low-
income units toward providing direct subsidies to the low-
income tenant. But unless the government is willing to
provide deeper and deeper tenant subsidies, these
families will eventually no longer be able to find housing
for which their vouchers will provide adequate coverage.

The private sector has less reason than ever to bail out
the government and invest time and money into low-in-



come rental production due to the Tax Reform Act of
1986 which eliminated several favorable incentives for
rental housing investment. Moreover, tax-exempt bonds,
which, heretofore provided a pool of affordable financing
have been severely curtailed and may even be cut off al-
together.

Notwithstanding the financial disincentives, private
developers often face a host of local political and
regulatory hurdles as well. Article 34 of the California
Constitution, passed by the electorate in 1950, requires
that proposed government-assisted low income housing
projects receive voter approval and such elections are
sometimes difficult to win. Further, the anti-develop-
ment climate which has surfaced in hundreds of com-
munities throughout the state also disfavors high density
multi-family housing development.

These trends will continue to impact the market such
that rents for existing units will continue their upward
spiral. The supply is expected to diminish further given
that the state stands to lose approximately 100,000 low in-
come rental units over the next decade if property
owners decide to opt out of their HUD mortgage subsidy
contracts. As a result, some communities will feel addi-
tional pressures to adopt or strengthen rent controls.

Eighty California communities already have some form
of residential rent control. Sixty-four of these jurisdic-
tions limit only mobilehome rents. Despite the fact that
most ordinances exempt new construction from rent con-
trol, developers and lenders remain wary of rent-control-
led communities. Furthermore, since the return on
investment is limited, some landlords are forced to
reduce maintenance service in order to maintain cash
flows. Rent controls also lower property values and
erode a community’s tax base. Finally, it appears that
rent controls do not preserve the affordable housing
stock for those who are most in need of it.

Housing Policy Task Force Recommendations

The California Association of REALTORS® supports
governmental policies which encourage private invest-
ment in rental housing, with particular emphasis on in-
creasing the supply of affordable rental housing,

e We support the creation of a state
program modelled after the federal Sec-
tion 8 housing voucher program to assist
low-income renters.

- o Weare concerned about the difficulties
inherent in developing low income rent-
al housing given today’s economic and
political realities and therefore support
a reevaluation of the original purposes
of the Article 34 process with a view
toward reevaluating the role of the elec-
torate and the need for site-specific
elections.
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e We support the extension and ap-
propriate expansion of tax incentives
{e.g., property tax forgiveness, income
tax credits) for private entities con-
structing low-income housing units.

e We encourage policies which would
promote voluntary extensions of federal
subsidy rental agreements.

e We support the development of new
government approaches to financing
rental housing such as the use of taxable
obligations, deferred payment
programs and other mechanisms.

The California Association of REALTORS® believes
that rent control is a policy response which is
counterproductive to state affordable housing goals.
Reat controls discourage investment in rental housing
construction and force many existing landlords to reduce
maintenance of the building in order to produce an
economic return.

e We support a constitutional amend-
ment which would exempt all new hous-
ing production from rent control.

e Weencourage further investigation into
the concept of "needs-based” rent con-
trol which would be applied in areas
governed by stringent rent controls
(e.g., rent control which does not allow
for vacancy decontrol).

The California Association of REALTORS® acknow-
ledges that the problems faced by low income renters

and homeless people represent pressing concerns for
society as a whole. Further, solutions that encourage
direct private sector involvement in this endeavor and en-
sure adequate public funding from broad-based sources,
are warranted.

e We encourage the development of
private and public-funded programs to
assist low income renters with security
deposit and rent guarantee programs.

~ e We encourage an exploration into the
possibility of local Boards or C.A.R.
sponsoring or forming a non-profit
housing foundation to provide housing
assistance or to promote the construc-
tion and preservation of low-income
housing,

e We endorse the concept of local hous-
ing partnerships and encourage local
Boards to provide the leadership in
their communities to bring together all
private and public resources in support
of housing.

e We encourage local Boards to identify
the needs of homeless people within



their jurisdictions and voluntarily join
with other organizations to address
these needs.

C. Local Land Use Planning, Property Rights and En-
vironmental Issues

Problem Statement

California boasts a strong tradition of local control over
planning and development decisions evolving from the
Planning Act of 1929 which formalized the master plan-
ning process at the local level. Over the vears,
California’s planning laws have undergone refinements
and modifications, but the local general plan continues to
serve as an expression of community goals regarding
development.

Local government policies regarding housing are articu-
lated in the housing element of a city or county general
plan. In preparing or amending its housing element, a
locality is directed to identify all housing needs within a
community and plan accordingly to meet these needs.
Housing element policies are then implemented via
zoning ordinances and development decisions executed
by the local elected body. Hence, the key to solving hous-
ing affordability problems in California lies, to a sig-
nificant extent, with the 500 + units of local government
who wield tremendous control over the regulatory
process governing housing development.

[n addition to promoting a local planning process, the
state has played a leading role in its efforts to protect our
unique environment and natural resources. The Califor-
nia Environmental Quality Act (CEQA) was enacted in
1970 and was intended, in part, to "ensure the long term
protection of the environment consistent with the
provision of a decent home and suitable living environ-
ment for every Californian."

Further, California voters created the California Coastal
Commission in 1972. Various regional entities have also
been created, some that have enforcement powers--such
as the Bay Conservation and Development Commission
(BCDC), the Tahoe Regional Planning Agency (TRPA)
and various air quality management districts--and some
that exist as planning forums for regional issues--such as
the 25 councils of governments throughout the state.

In the midst of this regulatory array, voices calling for the
protection of private property rights are largely drowned
out by louder and more diverse voices who argue in favor
of environmental and community protection policies.
The courts have provided only limited relief in this area,
acknowledging government’s role in protecting health,
safety and welfare values as superior to constitutional
protections afforded to property owners.

Over the past five years, the planning process has be-
come increasingly politicized as citizens, more than ever,
are paying close attention to development decisions

made by local officials. We’ve seen convincing evidence
that the electorate is willing to turn to the ballot box if
local planning and development policies are not to their
liking. Elected officials, understandably, feel they must
remain responsive to their constituencies, and the resulit-
ing downzoning and slow-growth policies adopted over
the past several years reflect this pragmatic responsive-
ness. However, short-term pragmatism does not neces-
sarily ensure adequate planning for the future.

After sifting through the maze of regulatory and proce-
dural protections, downzonings and growth control in-
itiatives, some housing does get built in California.
However, given that the price of wood, nails and con-
struction loans are effectively the same throughout the
nation, studies have shown that these procedural require-
ments contribute significantly to California’s skyrocket-
ing housing costs.

The cost of a developed lot as a component of new hous-
ing prices has soared. Some estimates suggest a near
doubling in land costs in California as a proportion of
total sales price. Further, given the complexitv, length
and unpredictability of the development review process
in California, construction financing costs have risen as
well.

Despite this array of regulatory protections and planning
procedures, concerns about air quality, water quality and
traffic congestion have intensified in the public conscious-
ness. Upon closer inspection, it is evident that many of
these issues are beyond the scope of a single local govern-
ment and represent regional or sub-regional conce rns.

As we approach the next decade, our elected officials

will be challenged to mediate between California’s
responsibility to accommodate population growth and re-
lated housing needs, the constitutional obligations to
respect the protections afforded private property owners
and environmental and resource protection needs.

Housing Policy Task Force Recommendations

The California Association of REALTORS® believes
that government should, wherever feasible, be vested at
the local governmental level. The California Association
of REALTORS® acknowledges that certain issues
transcend municipal boundaries and supports meaning-
ful, results-oriented planning at the state, regional and
local levels to address air quality, water quality, waste
treatment and disposal, transportation and housing.

e We support the process of allocating
housing needs throughout a region and
we support the creation of incentives to
encourage all communities to do their
fair share in addressing regional hous-
ing needs.

e We concur with a 1987 California Attor-
ney General opinion which suggeststhat
a council of governments, when deter-
mining a locality’s share of the regional



housing need, should use both existing
and projected housing needs on a
demographic basis, rather than
predicating their projections on existing
growth limitations, zoning ordinances
or land use restrictions.

e We support the concept of requiring
consistency between local plans and
regional plans in the area of air quality,
water quality, waste management and
disposal, transportation and housing,

e We support the concept of sub-regional
planning, recognizing that housing
markets and job opportunities extend
beyond municipal boundaries and that
cities and counties can engage in
cooperative planning on interjurisdic-
tional issues, with a particular view
toward promoting a balance between
jobs and housing and meeting in-
frastructure needs.

e We support the continuation of the
general planning process as a means to
prepare for the future needs of a com-
munity and call for greater reliance on
an internally consistent and regularly
updated general plan as the policy road
map for all localities.

The Association supports the state’s objectives in ensur-
ing safe and adequate housing for all Californians.
Therefore, in the area of housing provision, the Associa-

ards).

We support innovative product design,
updated building codes and new con-
struction technologies that reduce the
cost of housing.

We encourage the use of local policies
which add certainty to the development
process such as development agree-
ments and vesting tentative maps.

We support the installation and con-
struction of manufactured homes on
single-family lots subject to no greater
regulatory oversight than that applied to
stick-built housing if consistent with
reasonable aesthetic standards
developed within the community.

We support the integration of special
housing needs into mainstream com-
munities through such means as senior
residential planned development zones,
second unit ordinances and muiti-fami-
ly housing,

We support local measures and policies
which streamline the development
process for housing, particularly for
those with special needs such as families
with children, the disabled and senior
citizens.

The California Association of REALTORS® supports
government efforts to protect the environment and

tion believes that certain decisions cannot remain entire- preserve natural resources provided that the rights of
ly within the purview of local government.We support an private property owners are respected in the process and
expansion of the state’s role in offering incentives to en- just compensation is awarded when confiscatory policies

courage local government achievement of housing ele-
ment goals provided that authority is vested in an entity
operating with a set of consistent, equitable, and objec-
tive guidelines. :

e We support legal challenges against
local policies which threaten housing
opportunities.

e We encourage a full exploration of ap-
proaches that would prioritize or other-
wise direct state funding to those
communities that have housing policies
which are considered restrictive or ex-
clusionary in nature.

result in a taking.

We believe that property owners, who
are subjected to local regulatory actions
which prohibit development over a sus-
tained period of time, should be com-
pensated in instances of temporary
takings.

We support various financing
mechanisms including the use of
general obligation bonds to raise funds
intended for the purchase of environ-
mentally sensitive lands from private

property owners.

The California Association of REALTORS® supports in-
novative local planning, zoning, and development prac-
tices which promote the production of affordable
housing. -

The California Association of REALTORS® supports
the right reserved to the people through the initiative and
referendum process. However, the Association is grow-
ing increasingly concerned about the proliferation of
local land use initiatives and questions the public’s ability
to assume this decision-making responsibility, given the
often inadequate or inaccurate information available to
it. Therefore, the Association will monitor proposals to
reform the initiative process with a view toward protect-

e We support zoning that promotes a
balance of housing and open space and
reduces the per-unit cost of housing
(e.g., clustered housing, zero lot lines,
flexible set-backs and parking stand-
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ing the integrity of land use and housing planning.

e Wesupport the modification of statutes
governing the initiative process such
that the content of planning and land
use measures be limited to mandating a
policy direction for uitimate implemen-
tation by the local elected body in ac-
cordance with existing regulatory
schema (e.g., CEQA, general planning
law).

e We endorse the concept of utilizing the
initiative process at the local level to
achieve C.A.R.’s housing goals in ap-
propriate instances where the local

legislative process has consistently
failed.

D. Infrastructure and Government Finance Issues

Problem Statement

California’s infrastructure, its highways, roads, sewage
and water systems, schools, prisons, and other public
facilities--once the envy of many states--has now joined
the ranks of the mediocre. The system which supported
the tremendous population growth experienced over the
last 30 vears is, in many respects, overtaxed. Recent data
from the National Conference of State Legislatures
shows that California spends only four percent of its state
budget for capital outlay, compared to a national average
of almost eight percent. State and local tax revenue per
$1000 of personal income fell from fourth place in 1576
to 25th place in 1986. We are dead last in the country in-
sofar as per capita highway spending.

There’s little confusion as to where the public currently
stands on these issues. Opinton polls, letters to editors
and noisy public hearings suggest that the public is con-
cerned about overcrowded schools, clogged freeways and
sewage spills--but they are not necessarily inclined to pay
for the remedies. Instead, the public response seems to
be that of withdrawal from the problem and the large
number of slow and no-growth initiatives testifies to this
"don’t bother me and blame it on the new comer" men-

tality.

This lack of grass roots support for public investment,
and the lack of political leadership on this issue does not
bode well for the future. A Governor’s task force recent-
ly analyzed our situation and found that, by 1994,
deferred maintenance on public works will approach $29
billion with resultant losses in productivity, convenience,
public service and fiscal efficiency. Facilities needed to
support new development will total another $49 billion.

The so-called tax revolt, initiated in 1978 by the passage
of Proposition 13, has saved California taxpayers over
$100 billion in property tax payments. Concomitantly,
however, Proposition 13 and Proposition 4 (the Gann
spending limit) served as the catalyst for a restructuring
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of our government finance system at the state and local
level. A portion of the tax savings has been lost due to in-
creased user fees, service charges and other taxing
mechanisms that have evolved since 1978. A related con-
sequence is that a heavier portion of the residential tax
burden falls to the new and repeat homebuyers.

Given the inflexabilities imposed by Proposition 13 and
the Gann spending limit, and given public attitudes
toward tax increases to support infrastructure financing,
four phenomena have become apparent: deferred main-
tenance is the norm, necessary new facilities are not
being built, what is being built is largely supported by
development fees and the inequitable tax bill gap be-
tween the pre-1978 homeowners and post-1978
homebuyers is widening.

Housing Policy Task Force Recommendations

The California Association of REALTORS® supports a
government finance system which balances current re-
quirements against the need to invest in projects which
support the future growth and vitality of the state.

¢ We believe many of our state’s most
pressing growth-related problems stem
from a significant under-investment in
infrastructure over the past several
decades and we call for a renewed
public commitment to capital invest-
ment in the 1990s.

e We believe that certain provisions of
Proposition 13 and Proposition 4 need
to be reviewed in light of changes in the
California fiscal environment, par-
ticularly given the growing disparity be-
tween residential property tax payments
and the shortage of funds dedicated to
public facilities.

e We call for the creation of a diverse
coalition of business interests, govern-
ment agencies, trade associations and
public interest groups to join together in
a review of the State’s government
finance system in the interest of ad-
dressing the state’s current and an-
ticipated infrastructure needs.

e We support a broad-based and equi-
table property tax system that is
reserved primarily for providing ser-
vices related to real property and are
willing to explore alternative non ad
valorem revenue raising vehicles.



E. Community Revitalization and Housing Rehabilita-
tion Issues

Problem Statement

The census and studies conducted by the state indicate
that most California households live in a "decent home
and a suitable living environment" in keeping with state
housing goals. A majority of these homes are less than 25
vears old and have at least two rooms for each household
member. A vast majority have central heating and com-
plete plumbing facilities.

Despite the attainment of these standards, there stiil
remains a portion of California’s housing stock--ap-
proximately one million units--in need of substantial
rehabilitation or replacement. Further, a good portion of
the housing most in need of rehabilitation is located in
lower-income neighborhoods where overcrowding is
more commonplace, placing greater strains on the life ex-
pectancy of a dwelling unit.

Given California’s relative "youth," its housing stock is
vounger than that of the rest of the nation. However,
that segment of California housing which is 30 years and
older is growing and is frequently occupied by elderly in-
dividuals who have less resources available for ongoing
maintenance.

Aging communities undergo revitalization through spon-
taneous market driven forces--e.g., gentrification—and
through government initiated forces--e.g., redevelop-
ment. Gentrification, in some instances, proves to be an
effective catalyst for channeling private resources into
needy communities but often resuits in a loss of affor-
dable housing stock. The redevelopment process, on the
other hand, is supposed to promote housing oppor-
tunities given statutory requirements to set aside 20 per-
cent of their tax increment revenues to construct or
rehabilitate affordable housing,

In addition to this natural aging of the housing stock,
state and local attempts to rehabilitate existing buildings
to meet seismic safety standards are causing dislocations
among the low income rental stock in some urban areas.
Throughout the state, it is estimated that there are 50,000
dangerous, unreinforced masonry buildings. In Los An-
geles, alone, it is estimated that 44,000 dwelling units are
located in these types of buildings. However, though
they need to be rehabilitated in anticipation of future
earthquakes, doing so becomes politically and economi-
cally complicated given the enormous costs associated
with seismic retrofit and the need to evict and relocate
tenants in the process.

REALTORS® have a vested interest in monitoring and
supporting local housing rehabilitation efforts because of
the importance of conserving every viable unit of our pre-
cious housing stock. Further, private and public incen-
tives to rehabilitate housing promote the vitality of
neighborhoods -- the "community" which REALTORS ul-
timately sell.
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Housing Policy Task Force Recommendations

The California Association of REALTORS® recognizes
the importance of attaining standards set by building
codes as a means of consumer protection and community
preservation.

¢ We support local government efforts to
take necessary actions to render rental
housing safe and habitable in instances
where the health and safety of residents
is seriously endangered.

* We support local governmental efforts
to promote reasonable compliance with
building codes but oppose policies and
practices which violate the rights of
tenants and property owners, delay the
property transfer process and impose
unnecessary costs on private citizens.

o The California Association of REAL-
TORS® supports governmental
programs which provide incentives for
private property owners to maintain and
rehabilitate existing housing.

e We support housing and seismic
rehabilitation programs financed
through broad-based mechanisms such
as general obligation bonds and state
general funds which allow private
property owners to take advantage of
low interest loan opportunities or tax in-
centives.

e We support the aggressive utilization,
within a specified time frame, of tax in-
crements earned by redevelopment
agencies to support housing rehabilita-
tion and replacement programs within
the sub-region.

e We support greater incentives for
programs which rehabilitate existing
houisng including Neighborhood Rein-
vestment services, the CHFA s
rehabilitation loan program, the use of
block grant funds for housing rehabilit a-
tion and other public-private efforts.

e We encourage the exploration of fee
waivers and tax forgiveness for housing
rehabilitation projects in target areas.

e We encourage the development of
local/state assisted financial aid
programs to provide tenant relocation
assistance when the rehabilitation or
repair of a building is necessary to
protect the health and safety of its in-
habitants.



V. Conclusion and Recommendations

For the first time in a decade, housing is ascending as an
issue of national concern. Congressional attention is
focused on the prospect of new federal housing legisla-
tion planned for introduction in 1989. Media attention
has been effective in bringing the crisis of homelessness
to the public consciousness. Further, the declining
homownership rate has highlighted the erosion of an
economic opportunity toward which generations of
Americans have worked.

Housing adv-:ates have been quick to "seize the mo-
ment" and capitalize on this opportunity. We are hearing
about a number of needed programs and solutions that
require funding and implementation at all levels of
government. Housing solutions as we approach the
1990’s, however, require a concerted partnership be-
tween government and the private sector. Even if tax dol-
lars were available the private sector should not expect
the government to buy us out of the problems of home-
lessness, overcrowding and substandard housing.

Seldom, during the 83-year history of the California As-
sociation of REALTORS®" have we been presented with
such an opportunity to influence the course of public and
political opinion about the future of housing. Seldom has
our challenge been so overwhelming given the dearth of
financial resources available. We in the private sector
must work hand in hand with government to marshal all
available resources--financial, regulatory, legislative,
legal, volunteer--to achieve housing opportunities for all
Californians,

What follows are five recommended actions describing
how REALTORS® can contribute positively to a resolu-
tion of California’s housing problems:

First, all REALTORS® are encouraged to thoroughly
read this housing policy document and familiarize them-
selves with the issues and problems presented herein.
Additionally, members are invited to fully explore and un-
derstand the recommended policy actions, so that once
this report is adopted in its amended form, all members
can serve as ambassadors representing a new housing
policy for C.A.R.

Second, REALTORS® can contribute by promoting the
development of housing policies at their Boards. Many
of the policies articulated in this document require com-
mitment and involvement by local government. Local
Boards are encouraged to begin the internal discussions
which will prepare them for full involvement in housing
policy actions initiated by their cities and counties.

Third, REALTORS® can contribute by supporting the
activities of non-profit housing assistance programs al-
ready underway in their communities, or by assisting in
the creation of such programs. Experience has shown
that these private efforts have effectively helped to fill the
gap left by the retrenchment of the state and federal

government in this area. REALTORS® have been suc-
cessful in the past in effecting change through contribu-

‘tions of money, time and their business expertise to such

endeavors.

Fourth, REALTORS® can contribute by working for the
election of officials to city and county government who
are far-sighted about the housing needs of their com-
munities and who eschew short-term solutions to satisfy
the desires of vocal constituents. Additionally, REAL-
TORS® must make a concerted effort to endorse efforts
of supportive officials and to build support for pro-hous-
ing policies throughout the community.

Finally, REALTORS® must work to position themselves
as housing advocates in their community by participating
in public/private housing coalitions, by calling public and
media attention to housing needs, and by promoting land
use, zoning, and other regulatory policies which favor the
development of housing opportunities for all income

groups.

The challenges of the 1990’s cannot be taken lightly.
REALTORS® have the future of our industry, our com-

munities, and our children’s housing opportunities at
stake.



- APPENDIX D

Background Material on State Legislative Growth
Management Bills, and Regionalism

Senate Committee on Local Government, California Legislature,
"Challenges and Opportunities: A Working Paper for the New
Regionalism Project,” September, 1988.

2. Senate Committee on Local Government, California Legislature,” 1989
Growth Management Legislation."”

3. Assembly Committee on Local Government, California Legislature,
"Proposed Cortese Legislation Related to Growth."

4. Bilbray, "Proposition C: Regional Planning Protects Quality of Life,"”
California Planner, June, 1989.

5. Southern California Association of Governments, "An Overview of SCAG's
Plans,” October, 1988.

6. San Francisco Chronicle. Series of Articles on Regionalism in Bay
Area, February, 1989.
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CHALLENGES AND OPPORTUNITIES

Stung by the continued success of ballot box planning, the cCali-
fornia Legislature is beginning to realize that growth management
is not just a local struggle but a statewide political issue.

State Senator Marian Bergeson chairs the Senate Select Committee
on Planning for California's Growth and the Senate Local Govern-
ment Committee. Last fall, her Select Committee sponsored two
conferences on growth issues; one in Irvine, the other in San
Jose. Since then Senator Bergeson has spoken to more than a
dozen groups about the consequences of ballot box planning and
the need for new state leadership. This fall, she has directed
the staffs of the two Committees to explore alternatives which
might be converted into legislation in 1989.

Starting in late September, legislative staff members will meet
with four task forces to investigate which proposals might gair a
political consensus. These small meetings - approximately 25
invited participants in each group = will occur in Sacramento,
the Bay Area, Los Angeles, and Orange County. Following the
first round, the staff will prepare a short list of possible
legislative responses. A4 second set of meetings in early Noven-
ber will allow the invited participants to react to the al terna-
tives.

The comments from the two rounds of meetings will focus at tention
in preparation for a formazl joint hearing by Senator Bergeson's
two Committees. The hearing, “Local Decisions, Regional Needs,
and Statewide Goals," will be on December 13 in Sacramento .

Growth management in context. Public officials, business
leaders, planners, and citizens grapple with growth issues with
only limited success. Some react against growth because o f their
concern for natural resources. Others respond because of their
commitment to economic development. Still others worry about
increasing sprawl. These mixed reactions to growth demons trate
the multiple origins of the growth management movement.

In explaining the origins and evolution of growth control, 1land
use attorney Robert Freilich traces the current confusion to
"five major national crises" over the last 20 years:

® The urban crisis, characterized by abandonment of
central cities, depopulation, and suburban flight.

® The environmental crisis, symbolically beginning with
Rachel Carson's Silent Spring in 1962.

® The energy crisis, in which high o0il prices in the
mid-1970s coincided with the decline in personal incomes.
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® The tax revolt of the late 1970s which restric-ed
public agencies' ability to pay for infrastructure.

e The land use concerns for open space and farmland
lost to rapid suburban expansion.

Because of its multiple origins, the topic of growth management
does not lend itself to simple solutions. Attempts to manage
growth must acknowledge the web of competing public policies and
private goals. Agencies and industries disagree over possible
solutions because they disagree over how to define the problem.
Meanwhile, California voters respond with local ballot measures.

Ballot box» planning is likely to remain an important feature of
the political landscape. As long as voters disagree with their
elected representatives about the nature, timing, pace, and costs
of growth, they will react with initiatives and referenda. "Cal-—
ifornians aren't anti-growth," Senator Bergeson claims, "But they
are opposed to its bad results." She cites highway gridlock,
.crowded public facilities, high developer fees, and more smog as
the results of poorly planned and poorly financed development.

Three consequences. Unless state and local elected leaders
change their decisions, Bergeson predicts three reactions, none
of which she finds desirable. First, frustrated local voters
will pass more anti-growth measures. So many of -them may pass soO
close together that they will form a critical economic mass in a
region. Taken together, their effects can gradually slow the
region's economy. This ebbing of economic vitality means fewer
housing starts, slowing job creation, and constricting economic
opportunities. California's economy will have a harder time
absorbing rew immigrants and promoting fresh talent.

A second likely result is a political coalition of local efforts
behind a statewide ballot initiative. With the 1972 Coastal
Initiative as precedent, local groups could combine to qualify a
statewide proposition to restrict development. Poorly drafted
measures can produce unintended results which are nearly
impossible to correct. Careful consideration can be overwhelmed
by strong emotional appeal.

In its recent editorial on growth management, the Los Anceles
Times said, "California leaders cannot afford to abdicate the
field to an initiative that might narrowly restrict housing and
building construction without addressing-other issues that are
linked inextricably to growth and development."

The third possible outcome is based on the first two. Worried by
the prospect of stagnant regional economies and frightened by the
possible success of a statewide growth initiative, builders and




the investment community could pressure Sacramento into taking
control away from local elected officials. The authority to
regulate land use constitutionally belongs to the California
Legislature which has traditionally delegated its power to cities
and counties. But what the Legislature gives, it can take away.
State commissions, not local officials, now regulate land use
around the San Francisco Bay, in the Lake Tahoe basin, and along
the coast. 1In other states, local control has given wav to
statewide policies and regulations.

The "New Regionalism."™ From the late 1950s and into the
early 1970s, blue ribbon commissions and academic experts
prescribed regional government as the way to cope with problems
that extended beyond local communities. They recommended forxrming
new regional institutions to rationalize the untidy mess of over-
lapping local governments and state agencies. They advocated new
regional plans to supersede local efforts. They suggested that a
single statewide solution could solve the different problems

faced the California's diverse regions. But regionalism ran into
opposition from political conservatives who feared big government

and from local o6fficials who feared a loss of home rule. The few
supportive constituencies often dropped out when legislative
compromises weakened the proposed metropolitan agencies.

Although generally unsuccessful, these efforts still had their
limited acccmplishments. As the Appendix to this paper reports,
several single-purpose regional agencies exist today. The
California Legislature recognized that local governments couldé
not (or would not) handle problems which spread over several
communities. The next section of this paper describes four of
those regional issues.

The "New Regionalism" acknowledges that the problems caused by
growth are beyond the boundaries, political ability, and fiscal
resources of local communities. Most local elected officials
operate from political bases that regquire them to place local
gains ahead of regional responsibilities. Communities compete
with each other for the same revenue producing land uses: retail
malls, warehouses, and expensive homes. They avoid the locally
unpopular land uses that threaten their political futures:
affordable housing, solid waste facilities, and jails.

As long as the state's overall economy remains healthy, relative
to other states and the Third World,. people and capital will
continue to come to California. But when communities or regions
refuse to receive development, growth pressures do not stop, they
just shift. ‘Housing pressures in Riverside and San Bernardino
are related to housing costs in Orange County. Land prices in
coastal counties are related to economic expansion in the smaller
metropolitan regions of Bakersfield, Fresno, Sacramento, and
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Santa Rosa. When some communities dodge their duties, others
face heavier burdens.

Last month the Los Angeles Times editorialized that, "Officials
will have to reach beyond the usual array of suggested_solutions.
... Reluctant city and county governments must either be enticed
to cooperate or required to. This is a crisis in which no entity
can go it alone."

Senator Bergeson's "New Regionalism" looks for ways that communi-—

ties can accept their regional responsibilities without direct
state intervention.

REGIONAL PROBLEMS AND NEEDS

California has a tradition of strong local planning statutes
reaching back more than 30 years. 1Its complex system of local
land use planning and environmental review directly influence
development decisions. Further, state agencies have adopted
functional plans containing statewide goals and policies. But
gaps remain between local decisions, regional needs, and state-
wide goals. These gaps are most visible in four particular
issues: housing, transportation, public works, and air quality.

Regional Housing Allocations. California's housing policies
depend on. loczl decisions for their implementatioh. To .
coordinate housing decisions with other local developments, in
1967 the Legislature mandated that city and county general:rplans
include housing elements.

Among the purposes of the housing element is to "ensure that each
local government cooperates with other local governments in order
to address regional housing needs." The statute recognizes that
local communities are best able to determine their own housing
efforts, as long as they are "compatible with the state housing
goal and regional housing needs" (Govermment Code §65581).
Accordingly, a key feature of each housing element is an assess—
ment of the community's share of regional housing needs.

But cities and counties are not meeting the statutory requirement
to plan for their share of regional housing needs. Further, they
may not be fulfilling the the goals they identify. According to
the state Department of Housing and Community Development which
reviews city and county housing elements, only 45% of the draft
documents and 41% of the adopted documents are "in" or "near"
compliance. The Department found that nearly 40% of the draft
documents and 16% of the adopted documents were "out"™ of compli-—
ance. More disturbingly, nearly 11% cof all the housing elements




(both draft and adopted) were "obsolete," even years after the
legal deadlines had passed.

In the six counties covered by the Southern California Associa-
tion of Governments (SCAG), the deadline for adopting housing
elements was July 1, 1984. But HCD's records show that many
Southern California communities still have obsolete housing ele-
ments. Some are cities with low-income populations: Compton
(1981), Cudahy (1980), and Holtville (1979). But many others are
affluent communities: Beverly Hills (1979), Hidden Hills (1982),
Palos Verdes Estates (1980), Rancho Palos Verdes (1982), and
Indian Wells (1981).

Similar shortcomings exist in the San Francisco Bay Area where
several communities have not complied with the 1985 state dead-
lines: Atherton (1980), Burlingame (1982), Emeryville (1980),
Mountain View (1982), Pinole (1982), Redwood City (1982),
Woodside {1983).

But for communities which prepared housing elements, HCD believes
that some are out of compliance with statutory requirements. Of
the 229 draft elements received by HCD, 39.7% are out of compli-
ance. This compares to 16.2% cf the 278 adopted elements

received by HCD.

Without adequate local planning for housing actions, it is impos-—
sible to tell if communities are meeting regional}l housing needs
or statewide policies. Absent any clear connection between local
decisions, regional needs, and statewide goals, the public cannot
tell if local officials are fulfilling their statutory obliga-
tions. Further, it is extremely difficult to measure the effects
of ballot box planning on regional housing markets.

In 1988, Senator Bergeson introduced Senate Bill 2072 to
strengthen the state's review of local housing elements. The
bill would have required HCD to be more detailed in its review of
housing elements. It would have required local -officials to
respond to HCD's specific comments. Finally, the bill would have
required state officials to give preference to communities with
valid housing elements when they hand out state grants for water,
sewer, and park projects. The Assembly Housing and Community
Development Committee defeated SB 2072 in the face of opposition
from the League of California Cities, the County Supervisors
Association of California, and the California Association of
Realtors.

Transportation and Land Use. Traffic congestion is not Jjust
an issue concerning adequate funding for transportation
improvements, but is increasingly a problem arising from how land




uses are organized over physical space; a land use planning
issue. The typical California pattern of suburban development
has dispersed jobs and housing throughout metropolitan areas,
making transportation a regional problem. The lack of consistent
transportation management policies across neighboring communities
undermines the policies' effectiveness. Moreover, regional plan-—
ning agencies lack both the authority to manage regional develop-
ment and the resources to implement improvements. The problems
of traffic congestion transcend local government boundaries but
regional agencies are powerless to solve them.

For more than a decade, state and federal agencies have been
disengaging from financing the public works necessary to support
local development. Local governments have tried to take up the
slack by imposing developer fees, gaining voter approval for
local tax increases, and other technigues to finance transporta-
tion improvements.

But shifting greater responsibility to local governments for
funding transportation improvements has further fragmented trans-
portation planning and programming. New transportation authori-
ties are formed to raise, manage, and allocate the revenues from
successful sales tax initiatives. Transportation priorities
follow the availability of local revenues instead of following
statewide or regional policies. Communities compete for commerce
anc jobs because they generate revenues, but local officials have
little incentive to promote the residential development which
could reduce commutes and the resulting traffic congestion.

State law requires local governments to include circulation ele-
ments within their general plans. In many communities circula-
tion elemerts focus merely on surface transportatlon.-arterlals,
collectors, and local streets. Local transportation planning
could be strengthened by requiring circulation elements to
include:

An analysis of transportation capacity.
A program of transportation demand management (mitigation).
A program of transportation system management.

ransit facilities and services.
A review of the consistency of the local general plan W1t}1
the adopted Regional Transportation Plan (RTP).

Generally, regional transportation plans (RTPs) are not coordi-
nated with local general plans. Regional transportation planning
agencies could strengthen their work by requiring:

e Regional transportation plans to be reviewed for consis-
tency with city and county general plans.




® RTPs to assess the effects of general plans' land use .
elements on regional transportation capacity.

® RTPAs to review major development projects within the
region for their effects on traffic, If the regional traffic
effects are unacceptable, the RTPA could block development .

Because public policy tends tc follow the pursestrings, regional
planning could be strengthened by establishing sources of revenue
for RTPAs to pursue high priority regional needs. Examples
include:

® Shifting a share of local tax increment revenues to a
regional transportation fund for allocation to high priority
regional projects. This would provide revenue for regional
transportation facilities while reducing the incentive for local
governments to approve commercial and industrial development
solely for the revenue gains,

® Assigning priority to projects in the STIP that are con-
sistent with regional Priorities and minimize regional
congestion.

® Abolish the "county minimums" in favor of "regional mini-
mums," or set aside a portion of the north/south split for allo-
cation by RTPAs without regaré to county minimums.

e Give priority to projects in the ‘STIP from local govern-
ments that meet the requirements of their general plans' housing
elements.

While RTPAs coordinate transportation planning, no regional agen-
cy is empowered to perform regional land use planning. Land use
and transportation Planning might be more effectively linked if
the RTPAs (whether LTCs, COGs, or some new entity) also made
regional land use decisions. They could consist of a regional
growth management plan integrating transportation and land use
elements. Further, the land use and transportation elements of
local general plans should be consistent with this regional plan.
Additional powers for this regional agency might include: new
authority to tax and levy fees, new authority to requlate devel-
opment and allocate growth within the region.

Caltrans must submit to the California Transportation Commission
a review and evaluation of RTFs and RTIPs and the conflicts
between them. This is about as close as either the Department or
Commission cemes to long-range transportation planning. Accord-
ingly, there are no statewide policies to integrate the planning
activities of local governments, RTPAs, transit districts, and
the California Transportation Commission. Transportation plan-
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ning at the local and regional level could be strengthened if a
state agency performed long-range strategic planning including:

e Setting long-term transportation goals and objectives.

e Projecting long-term capacity and shortfalls by region.

e Developing alternative transportation strategies to meet
statewide transportatlon objectives.

e Evaluating programming decisions against the strateglc plan.

In addition, state and regional transportation planning would
improve if the state raised new revenue to support a state-only
transportation improvement program.

"Fiscalization" of Land Use. Alwavs related, fiscal decisions
and land use choices have become the Siamese Twins of public
policy in the 1980s. Each issue is inevitably intertwined with
the other. Sometimes they share each other's vital organs; in
this case, infrastructure. They always share the same circu-

. latory system, which is money. Like real Siamese Twins, severing
the connection ‘which binds them runs the risk of being fatal to
one or the other.

The connection between private development and public revenues is
more apparent to local officials in the 1980s because of federal
and state decisions made over the last 15 years.: Large scale
private development - housing tracts, shopping centers, industri-
al parks - have always required public investment for infrastruc-
ture. Schools, major roads and freeway interchanges, sewer ‘and
water systems, are just a few of the public works which have
supported private investment in development. But the traditional
assistance from federal and state agencies in paying for major
infrastructure has declined dramatically.

Local governments must find new revenues to make up the differ-
ence, just at the time when their general revenues face other
competing demands. In consequence, local officials' land use
decisions are increasingly driven by concerns for public financ-
ing and public facilities. Dean Misczynski, one of the keenest
observers of the connection between development and finance,
calls this trend the "fiscalization" of 1land use.

Misczynski notes that the federal and state transportation offi-
cials have disengaged themselves from financing improvements that
prirmarily benefit new development. With construction dollars
buying less, transportation policy changed and now looks to local
or private sources to pay for highway interchanges and overpasses
designed to open up land for new development.



Federal disencagement is also apparent in the funding of sewer
lines and sewage treatment plants. Where the Environmental Pro-
tection Agency used to contribute 75% of a capital project's
costs, the federal share is now just 55%. Further, the federal
contribution is no longer a direct grant but a long-term 1loan.
California communities must look to other -sources, especially
builders, to fill the funding gap left by federal disengagement.

A similar trend exists for the more complicated situation faced
by local officials who need to build new schools. Although new
statewide bond issues may deliver as much as $1.6 billion for
construction and rehabilitation of new schools, local of ficials
are pressing builders to pay for the facilities their develop-
ments demand.

Prompted by local officials, developers, and the investment com-
munity, the Legislature has created a wide variety of new funding
devices and improved the usefulness of several existing mecha-
nisms. Expanding the use of traditional benefit assessments,
clarifying the statutes on local fees, and providing procedures
for local special taxes are all important changes which the Leg-—
iclature has passed. These new or improved revenue raising tech-
nigues have helped local officials find ways to pav for local and
neighborhood-scale public works. But the major problem which
remains is how to pay for large, community-scale infrastructure
needs. .

To raise substantial sums of public capital for public works
leads, inevitably, to issuing bonded debt. Large-scale develop-
ments offer the size needed to attract investors in public works
bonds. But the very attractiveness of large-scale development
directly influences local officials' land use decisions.

Misczynski notes that local officials must abandon the hope that
federal and state agencies will ever return to their former roles
as "fairy godgovernments," sprinkling public works dollars on new
development. He worries that fiscal and land use decisions will
become "Balkanized" as individual local agencies try to improve
their own positions in the debt market and in the regional real
estate market. And, finally, Misczynski is troubled by €he issue
of distributional equity. Rich communities can use their current
positions to attract additional investment and public capital
while poorer towns may never be able to compete for the f£unds
they need. . '

These forces, which Misczynski describes as the "fiscalization"
of land use, threaten to spin apart regional cooperation. They
pit communities against one another in the struggle to approve
only fiscally sound development and shun land uses which do not
produce revenue and pay for public works.
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Air Quality and Development . The link between air quality
and development illustrates both the need for communities to
accept their regional responsibilities and the problems in
translating those needs into politically acceptable solutions.
Local officials agree that air quality problems do not end at
county boundaries. They agree that rapid population growth and
development threaten air quality. But California continues to
rely on local officials and county air pollution control dis-
tricts to solve most air pollution problems. This approach has
not been effective in linking air quality and development because
a critical piece of the equation is missing: land use.

Local officials are not reguired to assess the effects of their
land use and transportation decisions on regional air quality.
Projected population increases in areas of the state with severe
air guality problems will further aggravate the problem. Like-
wise local officials have resisted air pollution control dis-
tricts' efforts to gain more authority over land use decisions.
To date, only the South Coast Air Quality Management District has
authority to regulate indirect sources. When granting the SCAQMD
this authority last year, the Legislature explicitly precluded
the SCAQMD from usinc this authority to infringe on local land
use powers (SB 151, Presley, 1987).

One possible solution is to focus on city and county general
plans, because they guide local development decisions. In addéi-
tion to the seven general plan elements state law requires these
documents. to contain, local officials can add other optional
elements. Using this authority, close to a dozen cities and one
county have adopted air quality elements. But most of the local
governments in California which have exceeded federal air quality
standards for ozone or carbon monoxide have not taken this step.
The Legislature could require cities and counties to prepare air
quality elements if the communities were in the dirtiest air
basins. This proposal would link regional regional air quality
policies with local land use and transportation decisions. Such
a proposal also maintains "home rule" without direct state
intervention in local land use decisions.

Another approach would be to follow the Environmental Protection
Agency's policies of imposing construction bans on major new
sources in communities with the dirtiest air, or to withhold
grant funds until a community could demonstratzs that it had made
progress toward cleaner air. This solution directly involves the
state in local development decisions. ‘

In linking air quality policy and local land use policy, key
issues for discussion include: should another public agency over-
see local land use decisions? Should the Legislature build on
existing organizations? Or should it establish new agencies
instead of counties as the basic decision-making unit for air
pollution? Should the focus be on planning for clean air or
should the state concentrate on development permits?
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1989 GROWTH MANAGEMENT LEGISLATION

The Senate Local Government Committee has compiled the following
list of growth management bills, constitutional amendments, and
resolutions. The legislation is classified into seven subject
areas: Affordable Housing; Air and Water Quality; Governmental
Organization; Land Use and Permits; Local Agency Finance; Region-
al Governance; ané Transportation.

Affordable Housing

SB 727 (Leroy Greene, D-Sacramento) Expands a city or county's
housing elemert within the general plan to include consideration
of the regional jobs/housing balance. STATUS: Senate Housing
and Urban Affairs Committee.

SB 966 (Bergeson, R-Newport Beach) Rewards those cities and
counties which follow the state's policies on affordable housing
by giving them a preference for future development grants. STA-—
TUS: Senate Housing and Urban Affairs Committee.

SB 1278 (Seymour, R-Anahiem) Creates the Housing Fund Committee
to determine the eligibility of cities and counties for housing
ascsistance from the Department of Housing and Community
Development. Decisions will be based upon the entity's
compliance with state guidelines within the housing element of
the local agency's general plan. STATUS: Not vet assigned to
committee.

SB 1279 (Seymour, R-Anaheim) Links a local agency's compliance
with state housing guidelines to the agency's ability to spend
revenues from developer fees. STATUS: Not yet assigned to com—
mittee.

SB 1280 (Seymour, R-Anaheim) Requires a local agency that is
planning to reduce its low income or affordable housing to file
an Economic Impact Analysis. STATUS: Not yet assigned to
committee.
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SB 1282 (Seymour, R-Anaheim) Expands the housing element of a
local agency's general plan to include specific reporting
regquirements relating to low income and affordable housing.
STATUS: Not yet assigned to committee.

AB 145 (Costa, D-Fresno) Establishes the California Wildlife,
Park, Recreation, Coastal, and Museum Bond Act of 19%0. Local
agencies must have a valid housing element to receive bonds under
the Act. STATUS: Assembly Natural Resources Committee.

AB 447 (Bradley, R-Escondido) Authorizes a county to contract
with a city for the construction of low to moderate income hous-
ing. STATUS: Assembly Housing and Community Development Commi t-
tee. '

AB 1002 (Eastin, D-Union City) Creates the Jobs Housing Balance
Act of 1989. STATUS: Assembly Local Government Committee.

AB 1251 (Bader, R-Ontario) Extends the sunset clause of the
Local Agency Housing Infrastructure Act, relating to low and
moderate income housing. STATUS: Assembly Local Government Com-
mittee.

AB 1252 (Bader, R-Ontario) Extends the sunset clause requiring
a study by the California Debt Advisory Commission of the Local
Agency Housing Infrastructure Act. STATUS: Assembly Local Gov-
ernment Committee.

AB 1290 (Hauser, D-Arcata) Requires that cities and counties
maintain an acceptable amount of low and moderate income housing
regardless of local initiatives which may have passed regulating
growth. Places the burden of proof of a local agency's compli-—
ance with state housing policy on the local agency. STATUS: Not
- yet assigned to committee.

AB 2236 (Costa, D-Fresno) Creates the Housing Fund Committee to
determine the eligibility of cities and counties for housing
assistance from the Department of Housing and Community Develop-
ment. Decisions will be based upon the entity's compliance with
state guidelines within the housing element of the local agency's
general plan. STATUS: Not yet assigned to committee.

Air and Water Quality

SB 712 (Leroy Greene, D-Sacramento) Expands air quality attain-
ment plans to include consideration of the regional jobs/housing
balance. STATUS: Senate Governmental Organization Committee.
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AB 632 (Bradley, R-Escondido) Establishes the Reclaimed Water
Use Facilities Bond Act to develop and maintain water or sewage
facilities. STATUS: Assembly Committee on Water, Parks, and
wWildlife.

AB 2203 (Cortese, D-San Jose) Reguires cities and counties to
include an air quality element in their general plan. Requires
the State Air Resources Board to set guidelines for acceptable
air quality elements. STATUS: Not yet assigned to committee.

Governmental Organization

SB 846 (Leroy Greene, D-Sacramento) Prepares for possible reoxr-
ganization of the city and county of Sacramento. STATUS: Senate
Local Government Committee. : '

SB 969 (Bergeson, R-Newport Beach) Restructures the Southern
California Association of Governments (SCAG). STATUS: Senate
Local Government Committee. :

SB 1057 (Davis, R-Valencia) Revises existing local agency for-
mation commission (LAFCO) guidelines to reflect growth pressures
and funding shortfalls. STATUS: Senate Local Government Commit-
tee.

AB 886 (Cortese, D-San Jose) Clarifies public hearing require-—
ments under the California Environmental Quality Act (CEQA).
STATUS: Assembly Committee on Natural Resources.

AB 1512 (Farr, D-Carmel) Establishes regional study groups"
under the supervision of the Office of Planning and Research who
will guide local government decision making. STATUS: Assembly
Local Government Committee. :

AB 2201 (Cortese, D-San Jose) Requires local agency formation
commissions (LAFCOs) to consider the regional effects of a gov-
ernmental reorganization. STATUS: Not yet assigned to commit-
tee,.

Land Use and Permits

SB 12 (Robbins, D-Van Nuys) Prohibits a local agency from issu-
ing a residential building permit if the proposed project is
within one~half mile of a solid waste disposal site. STATUS:
Senate Committee on Housing and Urban Affairs.

SB 965 (Bergeson, R-Newport Beach) Sets specific statewide
goals and policies on growth management to guide local agency
decision making. STATUS: Senate Local Government Committee.
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AB 628 (Relley, R-Riverside) Sets specific procedures for local
initiatives which affect land use decisions. STATUS: Assembly
Committee on Elections, Reapportionment, and Constitutional
Amendments.

AB 655 (Jones, R-Visalia) Establishes the Agricultural Land
Conservation Act of 1989. STATUS: Assembly Committee on Natural
Resources.

AB 842 (Chacon, D-San Diego) Reguires a city or countyv to ana-—
lyze a local land use initiative and determine to what extent the
initiative may affect to jobs, housing, transportation, and the
region's economic needs. STATUS: Assembly Committee on -
Elections, Reapportionment, and Constitutional Amendments.

AB 1661 (Costa, D-Fresno) Automatically extends the life of
residential building permits which have been issued in an area
which has passed a growth limiting resolution or initiative.
STATUS: Not yet assigned to committee,

AB 2200 (Cortese, D-San Jose) Sets specific statewide goals and
policies on growth management to guide local agency decision
making. STATUS: Assembly Local Government Committee.

AB 2206 (Cortese, D-San Jose) Expressly authorizes a local
agency to require developers to set land aside for open space
before a development project may be approved. STATUS: Not yet
assigned to committee.

AB 2439 - (Ferguson, R-Newport Beach) Requires a*city or county
to issue building permits recardless of the existence of anv
local ordinance regulating growth. STATUS: Not yet assigned to
committee.

Local Agency Finance

SB 308 (Seymour, R-Anahiem) Creates a new funding mechanism for
cities and counties known as "infrastructure financing dis-
tricts.” STATUS: Senate Local Government Committee.

SB 961 (Maddy, R-Fresno)} Creates the "California and Baja Cali-
fornia Enterprise Zone Authority” in order to coordinate the
development of "maquiladoras” on the California-Mexico border.
Allows the CABCEZA to issue bonds and notes. STATUS: Double
referred to Senate Governmental Organization Committee and Senate
Bonded Indebtedness and Methods of Finance Committee.
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SB 968 (Bergeson, R-Newport Beach) Allows local agencies to
more easily share sales or property taxes. STATUS: Senate Local
Government Committee.

SCA 19 (Bergeson, R-Newport Beach) Allows cities and counties
to more easily share sales taxes. STATUS: Senate Local Govern-—
ment Committee.

AB 253 (Cortese, D-San Jose) Revises County Service Area Law to
reflect the increasing use of CSAs in California's fast growing
unincorporated areas. STATUS: Assembly Local Government
Committee.

AB 2204 (Cortese, D-San Jose) Allows cities and counties to
more easily share sales taxes. STATUS: Not yet assigned to
committee.

AB 2205 (Cortese, D-San Jcse) Allows local agencies to more
easily share property taxes. STATUS: Not yet assigned to com-
mittee.

AB 2460 (Eannigan, D-Fairfield) Prohibits a public agency from
approving a development project unless a method to fund the nec—
essary roads, schools, water, and sewer facilities is determined.
STATUS: Not yet assigned to committee.

ACA 38 (Cortese, D-San Jose) Allows cities and counties to more
easily share sales taxes. STATUS: Not yet assigned to
committee. :

.

Regional Governance

SB 303 (Deddeh, D-San Diego) Establishes the San Diego Regional
Planning and. Growth Management Review Board as directed by the
passage of Measure C in November 1988. STATUS: Not yet assigned
to committee.

SB 1225 (Boatwright, D-Concord) Requires that a county seek the
input of an adjacent city before the county approves a
development permit in an unincorporated area. STATUS: Not yet
assigned to committee. :

SB 1332 (Presley, D-Riverside) Establishes the Model Subregion-
al Planning Act to create advisory boards in specified subregions
who will advise local agencies on growth related topics. STATUS :
Not vet assigned to committee.

AB 2202 (Cortese, D-San Jose) Requires that cities.and counties
consider the input of surrounding local governments when general
plans are revised. STATUS: Not yet assigned to committee.
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Transportation

SB 300 (Kopp, I-San Francisco) Increases the state gas tax by
10¢ per gallon and directs new revenues to mass transit, highway
improvements, and alternative transportation methods. STATUS:
Senate Transportation Committee.

SB 967 (Bergeson, R-Newport Beach) Links land use planning by
local agencies to regional transportation efforts. Reclassifies
the circulation element in general plans to a "transportation"
element. STATUS: Senate Transportation Committee.

AB 35 (Eastin, D-Union City) Establishes a transportation
element in the general plans of local agencies. Links the
agency's land use plan with its transportation plan. STATUS:
Assembly Transportation Committee.

AB 40 (Eastin, D-Union City) Requires the lead agencies of
transportation projects to prepare "regional transportation
impact analyses." STATUS: Assembly Transportation Committee.

AB 471 (Katz, D-Panorama City) Increases the state gas tax by
5¢ per gallon and directs-new revenues to mass transit, highway
improvements, and alternative transportation methods. STATUS:
Assembly Ways and Means Committee.

AB 491 (Frizzelle, R-Fountain Valley) Sets goals and require-
ments for the development of toll roads in California under the
authority of the Department of Transportation. STATUS: Assembly
Transportation .Committee.

AB 1520 (Cortese, D-San Jose) Requires the Metropolitan Trans-—
portation Commission (MTC) to establish a special gasoline tax in
the Bay Area. to provide additional funding for mass transit and
highway renovation. STATUS: Assembly Transportation Committee.

AB 2050 (Areias, D-Los Banos) Raises the gasoline tax by 6¢,
increases weight fees for commercial vehicles, and provides for
the Mass Transit Bond Ac* of 1990. Restricts the use of funds to
the development of highways and mass transit facilities. STATUS:
Not yet assigned to committee. :




GROWTH MANAGEMENT BILLS

State policies to quide local development decisions. California
lacks coherent and effective statewide policies to guide local
development decisions. Presently these statements of policy are
scattered throughout the codes; some are contradictory. The
Williamson Act, the Cortese-Knox Act, the California
Environmental Quality Act, the Rural Renaissance Act, the housing
statutes, and the Planning and Zoning Law all mention different
state goals and policies. The Legislature should not criticize
local officials' policies unless it has the foresight and politi-
cal courage to define its own goals. -

This bill sets specific statewide goals for local development
decisions. It also requires cities and counties to explain how
their general plans carry out the state goals. It requires
cities and counties to regularly revise their general plans, with
all communities in the same region acting at the same time. The
bill phases in this requirement over five years, starting in
1991. Further, this measure requires the Office of Planning and
Research to issue its existing "Environmental Goals and Policies
Report" every two years.

Allocation of affordable housing. Local officials have few
incentives to accept their regional share of affordable housing
and enforcement is virtually nonexistent. Advisors and witnesses
agreed that a combination of "carrots and sticks" could change
local behavior. Access to state funding is the most attractive
incentive while the threat of lawsuits is can make the statutes
more "self enforcing."

This bill requires closer state review of local housing elements.
It requires local officials to justify why they cannot plan to
accept their regional shares of affordable housing. It directs
state officials to give preference to cities and counties with
adequate housing elements when they hand out state bond funds and
grants for sewer and water projects which promote development.
The bill also allows cities and counties to spend their housing
funds (including redevelopment funds) outside their boundaries
but within the same housing market. Local officials could not
adopt or amend redevelopment plans unless their housing elements
were consistent with state law. Further, the bill requires state
officials to advise the Legislature and the Attorney General on
communities which fail to meet their housing goals.

Linking land use and transportation decisions. Local general
plans do not consider regional needs when they identify
transportation projects. Local land use decisions do not consid-
er their effects on the regional transportation facilities.
Regional transportation plans do not consider local land use
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policies when they set priorities for funding transportation
projects. Further, the state's priorities for funding transpor-
tation projects do not reward cities and counties that promote
transportation system management and the state's own housing
programs.

This bill revises the current circulation element in the genexral
plan law into a modern transportation element. It requires
regional transportation plans to consider local general plans in
preparing regional plans. The bill also requires cities and
counties to include regional considerations in their trans-
portation elements. Further, it requires the California Trans-
portation Commission to give preference to cities and counties
that promote transportation system management and carry out the
state's housing policies.

The fiscalization of land use. The allocation of revenues from
property taxes and sales taxes cause local officials to pursue
land uses that generate more revenues and shun land uses that do
not. Development projects win approval because of their revenue
contributions not because of their relationship to the

community's broader needs. State law contains obstacles to local
revenue sharing.

This bill replaces the current law on sales tax revenue sharing
with a statute which makes it easier for local officials to reach
local agreements. This change also requires a constitutional
amendment. The bill reduces the procedural steps required for
local officials to share property tax revenues.

Increased regional cooperation. For more than 20 years, cities
and counties have used councils of governments (COGs) to
coordinate their land use, transportation, housing, and resource
planning efforts. The COGs have successfully helped their member
agencies resolve disputes and avoided duplication. But large
COGs, covering entire metropolitan regions, sometimes lose sight
of the special local needs of cities and counties.

This bill promotes increased regional cooperation by clarifying
the relationships between local governments and their COGs. It
spells out how local decisions can contribute to meeting regional
goals set by the COGs.



MAERSERES

GARY A. CONDIT
GIL FERGUSON
ROBERT C. FRAZLE
TOM HAKKIGAN

DAN HAUSER
TERESA HUGHES
BILL LANCASTER
GWEN MOORE
WILLARD MURRAY
CURT PRINGLE

1)

2)

3)

its (CEQA)

KATHLEEN (CASEY) SPARKS
PrRinCICA. CONSULTANT

LYLE DEF ENBAUGH
SEMDE CONS UL TANT

RANDY PESTOR
SENOR CONSU_TANT

TERI BROWN
ComMmiTEE SECRETAR

California Megislature

Assembly Committee

on

Loral Gouernment

STATE CAPITOL
PO BOX 942849
SACRAMENTC CA 8424%-0001
PHONE (916 . 445-6034

DOMINIC L. CORTESE

CHAIRMAN

PROPOSED CORTESE LEGISLATION RELATED TO GROWTH

STATE POLICY

Adopt a new expression of state policy which pulls together
the language from the Planning and Zoning Law, the Williamson
Act, CEQA, and Cortese-Knox. This policy would serve as an
umbrella for local policies governing land use decisions and
as a directive for state facilities and budget decisions . It
would focus on infill development and agricultural land and
open space preservation to achieve both environmental and
fiscal goals.

STATE PLANNING DEPARTMENT

Create a new multi-disciplinary "Department of Planning",
with a director whose appointment must be approved by the
Legislature. The Department would be charged with ensuring
that the state's plans, goals, and policies on growth and
development are coordinated and carried out. State
budgeting, programs, and projects must then be consistent
with these plans. This would include grants, loans, and bond
programs. The State Clearinghouse, which would be located
within the Department, would track development activity and
comment on regional and state impacts of projects through
review authority.

LAFCO AND LAND USE

Require every city to establish an urban service area to
define the territory it proposes to serve with urban
facilities, utilities, and services and allow new development
to occur only within urban service areas. This would
decrease public service costs and preserve agricultural,
space and natural areas.

open

Require cities to make a finding prior to approving any new
commercial or industrial development that the project will
not result in a jobs/housing imbalance.
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Require LAFCO to consider the relationship between jobs and
housing and the impacts on transportation and air quality
when it is making decisions on boundary changes.

4)  PLANNING

Require consistency of local general plans, regional plans,
and state plans, goals, and policies (see 1 above). State
plans and the State budget would also be required to be
consistent with this policy.

Require cities in non-attainment areas to adopt air quality
elements and to simultaneously update their general plans to
provide internal consistency.

Require cities and counties to share information regarding
general plan amendments or zone changes with adjacent and
affected jurisdictions and to publicly respond to any
comments related to impacts on those jurisdictions.

5) CEQA

Provide for CEQA to place greater emphasis on the impacts of
projects on neighboring communities and on the region, and
require the lead agency on projects to specify how it will
address those impacts.

Expand the types of projects which should be reviewed by
state and regional agencies under CEQA to better mitigate
adverse impacts. ‘ -

Provide for increased public participation, notice and review
in the general plan/CEQA process.

6) COUNTY SERVICE AREAS

Make the county Service Area Law clearly available for
meeting infrastructure needs including interagency planning
and cooperation. (AB 253)

7) TAX SHARIN
Require cities and counties to share sales tax from new

commercial developments with surrounding entities in
proportion to the impacts created by that development.
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8)

10)

Require the sharing of some portion of the property tax
increment between the jurisdictions affected by the
development which generates the increment.

REGIONAL INFRASTRUCTURE FINANCING

Allow regional agencies such as MTC and ABAG to impose fees
on new development to finance regional infrastructure
necessitated by the development. A possible 50 - 50 match
using the agencies' existing funds could increase the city or
county's receptivity to this concept.

VEHICLE LICENSE FEES

Increase the penalty on delinquent vehicle registration fees
to encourage cities and counties to increase their efforts to
collect delinquent fees and earmark the revenue for
transportation services.

OPEN SPACE PRESERVATION

Create a new mechanism to provide for the imposition of a fee
or assessment on new development which converts land from
open space or agricultural use. The revenues would be used
to purchase development rights or fee title to other land
still in production or open space.

1/24/89



Proposition C: Regional
Planning Protects

Quality of Life

by Brian P. Bilbray

roposition C, the Regional Plan-
P ning and Growth Control meas-
ure approved by 60 percent of
San Diego County voters fast Novem-
ber, has sent a strong message to local
leaders that residents want coopera-
tion in regional planning.

Approval of Proposition C came
at a time when voters rejected four
measures aimed at restricting or limit-
ing future growth. The election re-
sults reflected the voters’ desire to
improve the ability of each of the
county’s cities to influence planning
in surrounding areas and the region
at large.

Proposition C was placed on
the ballot by the San Diego County
Board of Supervisors with the en-
dorsement of the San Diego Section
of the California Chapter of the Ameri-
can Planning Association, and many
environmental and building industry
organizations.

The question presented to voters
in Proposition C was simple: Should
the Regional Planning and Growth
Control measure be adopted?

Because existing California law
prevents voters countywide from en-
acting laws applicable to incorporated
cities, the measure was advisory only.
However. it had a clearly stated pur-
pose of demonstrating public support
for establishing a Regional Planning
and Growth Management Review
Board.

The proposal calls for San Diego
County and the 18 cities located
within it to participate in the formula-
tion of a regional growth management
plan. The plan will contain seven
components: quality of life standards,
regional facilities, holding capacities,
transportation system management,
growth rate, growth phasing and re-
gional land use distribution.

In order to calm fears expressed by
elected city officials within the
county on such issues as loss of local
control, concern about each city’s
tax base and local jobs, Proposition C
called for establishment of a Blue Rib-
bon Committee to determine the
scope and composition of the re-
gional board.

Blue Ribbon Commiittee

The Blue Ribbon Committee
is currently working to build a con-
sensus among local elected officials,
builders and environmentalists, on re-
gional growth management strategies
as a means of developing trust and
confidence in the goals of a regional
board.

Because public participation is an
important part of this process, com-
munity forums involving representa-
tives of numerous civic organizations
have been held each month one week
before the Blue Ribbon Committee
meets.

Regionalism is not a foreign con-
cept in San Diego County. The San
Diego Association of Governments
(SANDAG) is a strong force within

the county, with involvement in many

planning activities. Acting as the Re-
gional Transportation Commission,
SANDAG won voter approval to in-
crease local sales taxes to provide
funding for local road, freeway and
transit projects.

It is increasingly evident that such
pressing problems as sewage, solid
waste, air quality, location of job gen-
erating zoning and phasing of growth
cannot be handled by each city alone,
but require a regional approach.

While the specific roles of the
Regional Planning and Growth Man-
agement Review Board need to be
defined by the Blue Ribbon Commit-
tee, it could be an opportunity for
representatives from each city and
the county to jointly justify the im-
pacts of land use decisions within
their jurisdictions.

The regional board could
determine a fair allocation of
growth-inducing zoning based on
the population of each city and the
county, coordinate and approve
traffic circulation plans, approve
water reclamation plans and strate-
gies, and address other issues requir-
ing a regional perspective. The Blue
Ribbon Committee will complete
its work by June 30, and present rec-
ommendations and a blueprint for
implementing Proposition C.

In the unlikely event that local
governments fail to cooperate with a
Regional Planning and Growth Man-
agement Review Board, changes in
state and local laws may be necessary
to give voters countywide the author-
ity to mandate regional cooperation.

Proposition C gave local leaders
throughout San Diego a strong mes-
sage to cooperate in a regional proc-
ess that will improve the ability of
each city to influence planning in
surrounding areas and the region
at large.

It is San Diego County’s last uppor-
tunity to achieve a balance between
the quality of life and the standard of
living. If San Diego is successful in im-
plementing effective regional plan-
ning while retaining local control, the
experience may provide a model for
developing regional planning and
growth management policies in other
areas as well.

Bilbray represents the first district
on the San Diego County Board of
Supervisors and was the autbor of
Proposition C.

Advertise Your Job
Openings in

California Planner

Reach 4,000 California planners
when you advertise your job opening
in the California Planner Newsletter.

Specifications:
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imately 40 characters)
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NOTES CONVERSATION WITH SUPERVISOR BILBRAY'S OFFICE
RE MEASURE C SAN DIEGO

Measure C was advisory since state law prohibits making it
binding on cities.

Won 65% of votes. 2 other binding measures lost by wide margin.
Vote was county-wide since State Law permits city voters as
taxpayers toc vote on measures even those that would not be
binding on the cities.

18 cities were coalesced to form a blue ribbon committee with a
six month time frame to devise recommendations on a structure for

a Review Board and the scope and charge of the Regiocnal Board.

2t end, recommendations will be sent for review and comment to
each city.

Hzave a spot bill in Sacramento if need. May or may not have to
glve authority te this Review Board.

Looks at growth phasing, transportation, sewage.

h

Statf are examining measures around the country for models.
Recommends SLO look at the Sher bill which gives clout to the
APCD over transportation in the County. This approach re
resources may be our answer.



. /
(This proposition will appear on the ballot in'the following form.)

ADVISORY VOTE ONLY
REGIONAL PLANNING AND GROWTH CONTROL MEASURE
Should the Regicnal Panning and Growth Control Measure be
o adopted?

Saction A. Stztement of Purcose and Intent

The purpcse of this Measure is 1o demonstrate public support for the concept that
certain impacts asscciated with growth should be resolved on a regional basis. This
Measure proposes the estzblishment of a Regional Planning and Growth Manzgement
Review Eoard (ihe "Regional Board’) which will formulate a regional growth
managament plan for resclving probiems associated with transponztion manzgement,
solid waste disposal, water reclamation, sewage dispesal, air gquality and growih
inducing industrial zoning. Each cty within the San Diego region (the “cities”) and the
County of San Ciego (the *County”) shall participate in the fermulaticn of, and shall
comply with. the acdcpted regional growth management plan. This Measure contains
the following componenis:

Section B. Recicnal Planning and Growth Management Review Bozrd

The Regicnal Ecard shzll be estabfished by the County and the cities to prepare a
regional growth management plan which addresses transportation management, solid
waste disposal, water reclamation, sewage disposal, air quality, and determines a fair
allocation of industrial land use for each jurisdiction. The Regional Eoard shall have the
authority to require that the County and the cities adop! the necessary legislation to
implement the regicnal growth management plan. :

In addiion to s authority to formulate and enforce a regional growth management
plan, the Regional Boeard shzll be an advisory agency empowered to inform the cilies
and the County of any regicnal impacts that might resuit from any proposed legislative
- actien and to propose revisions to a particular preject or proposal or to recommend
mitigaticn measures. The Regional Board may also present propesals to the cies and
County, and enccurage the inclusion of such proposals in their respective General
Plans. in order to rescive regional problems associated with trafiic crculation patiemns.
land use zllocaticns (with particular emphasis on job-generating land uses). tming and
phasing of develcpment, resource protecion, communily characler, and any other
regional land use issues. Such proposals may be advisory in nzature and wil become
enforceable only tpon adoption of the proposals by the cies and the Ceunty.

The Regional Beard shall be comprised of at least one representative of each clty
and of the county who is an elected oficial. A Blue Ritben Commitiee shall be
established. consisting cf representatives from the cities and the County, to cetermine
how the Regionz! Board should be established, the ferm of State legislation required.
and whether a joint powers agreement would be necessary between the cities and the
County. This Eive Ribbon Committee shall formulate its reccmmendaticn ty no later
than June 30. 1S2S. ’

NPR-012025 .
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Section C. Regional Growth Manaqement Plan

The regional growth management plan shall establish guidefines for certain regional
growth issues and formulate legislation for the cities and the Ccounty to implement. The
plan shall contain the following elements:

1. Qualtty of Life Standards: To be adopted for the region as a whole and for the
cities and County. The quality of life standards shall be limited to transportation
management, solid waste disposal, water reclamation, sewage disposal, and air
quality.

2 Reqional Facilities: To identify needed regional facilites necessary for
aftainment of the quality of life standards, the cost of such facilities, and
pgssible financing mechanisms.

3. Holding Capacities: To be established for the region as a whole and for the
“ cities and County, to be based on facilities adequacy and the ability to attzin
T and maintzin the quality of life standards.

Transportztion System Management: To contain mandatory regional techniques
such as ride sharing, fiexible work hours, and to promote public transportaticn
services along major comidors. .

5. Growth Rate Component: To identify and address those causes of growth
which are subject to local or regional control, with the objective of assuring
attainment of the quality of fife standards by, if necessary, reducing the overzll
growth within the region.

E S

§. Growth Phasing Comoonent: To tie the rate of develcpment to the provision cf
adequate regional facilities as needed to attain the quality of life standards.

7 Regional Land Use Distrbution Component: To develop regional pclicies
conceming the allocation of industral land use to promote a better balance
idential land uses, with the objective of reducing

between employment and resi
traffic congestion, air pollution and energy usage.

The regional growth management plan shall be prepared and adopted by the Regional
Board within one year of the formal establishment of the Regional Board. The cities and
County shall amend all appropriate elements of their General Plans to incluce the
previously mentioned seven elements within one year following adoption of the regional
growth management plan to conform to its provisions. -

Section D. Interim Develooment Constraints

Interim constraints to limit growth to 75 percent of the San Diego Associaticn of
Govemments population projections for each city, community or subregional area may
te placed on ail development activity within the region until the Regional Growth
Management Plan has been prepared and adopted by the Regional Planning and
Growth Management Review Board, and implemented by the region's jurisdictions.

Section E. Regional Funding Svstem

An equitable funding system shall be established for'planning and implementation of
these growth management strategies. -



COUNTY COUNSEL'S IMPARTIAL ANALYSIS OF THE
CONTENT OF THE REGIONAL PLANNING AND
GROWTH CONTROL MEASURE

You are asked to vote on the Regional Planning and Growth Control Measure
(Measure). This Measure, submitted to the voters by the Board of Supervisors of the
County of San Diego, is an advisory measure only and will not be binding on either the
County or the cities. The stated purpose of the Measure is to obtain public suppont for
the concept that cerain impacts associated with growth should be resolved on a
regional basis. The Measure proposes that the County of San Diego and the cities
within the County of San Diego region establish a Regional Planning and Growth
Management Review Board (Regional Board), to be comprised of at least one
representative of each city and of the County, who is an elected official. The Measure
proposes that a Blue Ribbon Committee be established to determine how the Regional
Board should be established and other matters, including any necessary changes in
state law.,.

The Measure proposes that the Regional Board be charged with the formulaticn
of 2 Regional Growth Management Plan (Regional Plan), with which the County and the
cities would be required to comply. The Regional Plan would contain elements
designated: (1) "Quality of Life" standards on transportation management, solid waste
disposal, water reclamation, sewage disposal and air quality; (2) Regional Facilities; (3)
Holding Capacities; (4) Transportation System Management; (5) Growth Rate
Component; (6) Growth Phasing Component; and (7) Regional Land Use Distribution
Component.

The Measure proposes that the Regional Board be required to prepare and adogt
the Regional Plan within one year after creation of the Regional Board and that the
County and the cities be required to amend their General Plans in order to implement
the Regional Plan within one year following adoption of the Regional Plan. The Measure
proposes that the Regional Board, in addition to its authority to adept and enforce the
Regional Plan, also serve as an advisory agency to the County and the cilies
conceming regional land use issues.

A “yes” vote is an expression of support for the establishment of the Regicnal
Board and the other concepts contained in the Measure.

A "no™ vote is an expression of non-support for the establishment of the Regional
Board and the other concepts contained in the Measure.

NPR-0120.27 : .



ARGUMENT IN FAVOR OF PROPOSITIONC

Propaosition C is your opportunity to control growth in the entire County and not just
in your city or community. , /

Because local inftiatives only affect individual jurisdictions, the process fails to
provide regional coordination, consistency and growth control.

- Traffic congestion does not stop at your city's boundary

- Growth is not occurring only in your community

- Air pollution is not confined to individual jursdictions

. Sewage disposal and water reclamation options crass city boundaries
. Industral and residential land uses are not balanced

City/County boundary lines are invisible and the impacts of land use decisions cross
these boundaries.
N

Proposition C proposes the establishment of a Regional Plaaning and Growth
Management Review Board and the preparation of a Regional Growth Management
Plan. The Plan will include: .

- Quality of Life Stancards

- ARegional Facilities Plan

- Holding Capacities for the Region

- Transportation Management

- Methods to Address the Causes of Growth

- A Growth Phasing Component

- ARegional Land Use Distribution Component

The Plan will insure that quality of life standards will be met and that development will
neither exceed the capacity of public facilities and services nor adversely impact the
quality of life in your community and neighboring jursdictions.

Currently, individua! cities and the County tend to seek independent sclutions to
regional problems. Tocay's growth related problems prove that this is not warking.
What we need is a recional approach to transportation management, air quality, solid
and liquid waste disposal and growth inducing industrial zoning with all the region's
jurisdictions working together, not separately. )

Vote YES on Propositicn C. Only when all communities and jurisdictions work together
can we protect and preserve our future!

ERIAN P. BILBRAY ' JOHN MacDONALD
County Supervisor County Supervisor
1st District . Sth District

LINDA BRANNGCN, Councilwoman BOB8 FILNER, Counciiman
City of Poway City of San Diego, 8th District

DON WOOQD, President
* Citizen's Coordinate for Century 3

ARGUMENT AGAINST PROPOSITIONC

No argument against this proposition was filed in the office of the Registrar of Voters.
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December 1, 1988

REGIONAL PLANNING WILL PROTECT QUALITY OF LIFE

Commentary/Opinion by Supervisor Brian P. Bilbray

Protecting quality of life and maintaining an acceptable
standard of living is one of the toughest challenges facing
local elected officials. During the 1950's and early 1960's
the public was concerned about their "standard of 1living", an
economic standard. In the late 1960's and early 1970's the
focus shifted to '"quality of 1life", an environmental
standard. In California in the 1980's, the problem is
balancing the two.

While the residents of San Diego County demand an end to
environmental problems caused by growth, they have not
embraced strict housing caps which could threaten the 1local
econony and their standard of living. Balancing the quality
of 1life and the standard of 1living requires innovative
policies, careful planning and an unprecedented level of
regional cooperation.

Oon election day, November 8, 1988, San Diego residents

rejected four measures aimed at restricting or limiting

(more)
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future growth, but supported a countywide measure calling for
managing growth on a regional basis. Proposition C, the
Regional Planning and Growth Control Measure, was placed on
the ballot by the San Diego County Board of Supervisors and
approved by 60 percent of the voters. The measure was
endorsed by leaders throughout the County, including many
environmental and building industry organizations.

The question presented to voters in Proposition C was
simple: "Should the Regional Planning and Growth Control
Measure be adopted?" Because existing cCalifornia law
prevents voters countywide from enacting laws applicable to
incorporated cities, the measure was advisory only, with a
clearly stated purpose of demonstrating public support for
establishing & Regional Planning and Growth Management Review
Board.

The propcsal calls for each of the 18 cities within San
Diego County and the County to participate in the formulation
of a regional growth management plan. The plan will contain
the following components: (1) Quality of Life Standards, (2)
Regional Facilities, (3) Holding Capacities, (4)
Transportaticn System Management, (5) Growth Rate, (6) Growth
Phasing, and (7) Regional Land Use Distribution.

The peorle have spoken in the voting booth, sending the

clear message that it is time for 1local politicians to

{more)
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replace their growth management rhetoric with real action to
control growth on a regional basis. Jurisdictional
boundaries are invisible and the impacts of land use
decisions cross these boundaries.

Tn order to calm fears expressed by elected officials in
the 18 San Diego County cities about loss of local control
and concern about their tax base and local jobs, Proposition
Cc calls for a "Blue Ribbon Committee" to be established to
determine the scope and composition of the Regional Board.
The Blue Ribbon Committee will be a year long opportunity to
build a consensus, not only among local elected officilals but
also among builders and environmentalists, on regional growth
management strategies and tc develop trust and confidence in
the goals of a Regional Board.

Regionalism is not a foreign concept in San Diego
County. san Diego cCounty has a strong council of
governments, the San Diego Association of Governments
(SANDAG), which is involved in many planning activities.
SANDAG, acting as the Regional Transportation Commission, won
voter approval to increase the local sales tax to provide
funding for local road, freeway, and transit projects. It is
increasingly evident that such pressing problems as sewage,
solid waste, air quality, location of job generating zoning

and phasing of growth cannot be handled by each city alone,

(more)
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but require a regional approach.

While the specific role of Regional Planning and Growth
Management Review Board needs to be settled by the Blue
Ribbon Committee, it could be an opportunity for
representatives from each city and the County %to sit with
their colleagues and justify the impact of land use decisions
within their Jjurisdiction on other Jjurisdictions. The
Regional Board could determine a fair allocation of growth
inducing zoning based on the population for each city and the
County, coordinate and approve traffic circulation plans,
approve water reclamation plans and strategies and address
other issues requiring a regional perspective.

The Review Board could consider the General Plans and
General Plan Amendments of each city and the County based on
their individual and cumulative regional impact. The
integrity of local decision making would be maintained but
local land use decisions would be responsible to a broader
regional land use strategy. The existence of a Regional
Board will not limit the power of local governments, but will
actually extend 1local control to influence growth related
decisions outside their own boundaries.

In the unlikely event that local governments fail to
cooperate with a Regional Planning and Growth Management

Review Board, changes 1in state and 1local laws may be

(more)
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necessary to give voters countywide the authority to mandate
regional cooperation.

Proposition C gave local leaders throughout San Diego a
strong message to cooperate in a regional process that will
improve the ability of each city to influence planning in
surrounding areas and the region at large. It is San Diego
County's last opportunity to achieve a balance between the
quality of life and the standard of living. The experience
may provide a model for developing regional planning and

growth management policies in other areas as well.

##
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OVERVIEW

OF SCAG'S PLANS

SOUTHERN CALIFORNIA ASSOCIATION OF GOVERNMENTS




JOUTHERN CALIFORNIA

R/7OCIATION OF GOVERNMENTS
600 Jouth Commonuwealth Rvenue « Juite IOOO « Los Angelers « California « 90005 « 213/385-1000

To the Residents of the Region:

Everyone who lives or works in the region will be affected by three plans
soon to be adopted by the Southern California Association of Govern-
ments, of which I am the Executive Director. These plans are efforts to
confront the problems of Transportation (our overcrowded streets and-
freeways), Air Quality (we have the worst in the nation), and Growth
Management (we will have five million moreresidentsin just over twenty
years).

I urge you to read the plan summaries, which I have enclosed with this
letter, and then to make your views on the plans known at one of two
Public Hearings. If you have an idea that will improve your future and
ours, we want to hear it.

The Public Hearings will be held at SCAG, 600 South Commonwealth
Avenue, Suite 1000, in Los Angeles. The first hearing is on November 18
at 1:00 p.m., the second hearing is on December 15 is at 9:30 a.m., before
the SCAG Executive Committee. Please plan to meet with our board of
local elected officials on one of those days.

If you need directions to SCAG, please phone us at (213) 385-1000.
[ urge you to be present and make your opinions known. They do count.

Thank you.

. 274 gm

Mark Pisano
Executive Director
The Southern California Association of Governments

ImEul County - Jeanle Vogel, Supervisor * Los Angeles County - Edmund Edeimasn, Supervisor, and Peter Schabarum, Supervisor ® Orange County - Gaddi V:?ua. Supervisor

verside County - Meiba Duniap, Supervisor * San Bemardino County - Larry Walker, Supmuor * Venwn County - James Dougherty, Supmuw . Lmpesal County -

RMRodrlgua,Camdmu.\Veﬂmdmd'GnudLuAnuhCmy Archie Snow, Councilman, Redando Beach - Richard Alatorre, C. Los Angeles - Michael Woo,
Councilman, Los Angeles - Joy Picus, Conacilmember, Los Angeles - - Long Beach 2nd position - Jacki Bacharach, Mayor Pro Tem, Rancho Palos Verdes * Cities of Orange County -
Vomn chu,M r, Brea - Robert , MayorPro Tm.h;umB«ds‘Cmuof verside County - William Glbson, Vics Mayor, Desert Hot Springs - Judy Nieburger, Councilmembe
Moreno Valley * ?omu of San Bermardino - Elmer Digneo, Mayor, Lama Linda * Cities of Ventura County - Frank McDevitt, Councilmember, Ojai




AIR QUALITY, TRANSPORTATION, AND GROWTH MANAGEMENT
PLANS FOR THE SCAG REGION -- AN OVERVIEW

The Southern California Association of Governments, a
regional planning agency that represents six counties
and more than 150 cities, will soon adopt major plans to
guide the region's future.

These plans aim at cleaning the air we breathe, minimiz-
ing traffic congestion, and managing the vast growth ex-
pected in Southern California,

These plans are all interrelated. We cannot improve
our air unless we do something about traffic, since much
of our air pollution comes from automobiles and trucks.
But we cannot solve our traffic problems without bring-
ing our jobs and our housing closer together, since much
of our traffic problem comes from people driving long
distances to get to work and then home again.

The plans have important effects on each other, and also
on society as a whole -- on the way we live, on where we
live, on our jobs. For instance, some industries are so
harmful to the air we breathe that they may not be per-
mitted any longer to operate in our air basin. If they are
shut down, jobs will be lost. Recently, SCAG was au-
thorized to study how new laws passed by the South
Coast Air Quality Management District (SCAQMD)
will affect jobs and working people in theregion. SCAG
has been examining ways to improve job retraining for
displaced workers, and SCAG's initial report on which
jobs will be affected by the AQMD's new regulations
will be presented to the citizens of the region soon.

The following pages give an overview of plans for air
quality, transportation, and growth management. The
air quality management plan is prepared jointly by
SCAG and the South Coast Air Quality Management
District; the measures called for in SCAG's plans for
transportation, land use, and growth management are a
portion of the regional air quality management plan,
since they have beneficial effects on air quality.

Public hearings and workshops on all of these plans have
been and are being held throughout the six-county
region (Los Angeles, Orange, San Bemardino, Ri ver-
side, Ventura and Imperial). Your comments and sug-
gestions on the plans are welcome. If you cannot attend
a public hearing or workshop, you can make your
opinions known by writing to SCAG at 600 South
Commonwealth Avenue, Suite 1000, Los Angeles,
California 90005, or calling us at (213) 385-1000.

The strong measures called for in the plans will require
cooperation and some amount of effort from all of the
region's citizens. But without effort, we cannot win the
enormous battles ahead.

If the battles against traffic congestion and overcrowd-
ing are lost, we will have no quality of life worth fighting
for. If we lose the battle against further pollution o £ our
already unhealthful air, no one could or would want to
live in this region. These are battles that we must —— and
with planning and cooperation, can -- win.



AIR QUALITY

Southem California stands at atuming pointin its history.
The dynamic growth of this region has made it the
eleventh largest economic center in the world. Further,
if the growth trends of the last ten years continue, the
region will increase its population almost 50% by the year
2010.

But the region is already suffering from the effects of
unbridied growth. The freeways are almost gridlocked,
housing is becoming less affordable, and much of the
region experiencas air pollution.

The links between growth, housing, jobs, traffic, and air
quality are clear, and we know that solving one problem
beginstosolve all ofthem. Butwhat course of actioncan
the region take to accomplish this?

The choices for action can be simply stated:

1. Wilithe region choose aboid course of actlon, or
Just keep on doing what it's done in the past?

This question is the starting point of the debate for each
of the four critical regional plans now being discussed
--Mobility, Growth Management, Housing, and Air Quai-
ity. “Business As Usual” is the easiest course. However,
it can only result in the quality of life getting worse.

2. How much new freeway construction will the
region want? Will we change our driving habits
to lessen demand on the freeways?

The Regional Mobility Plan aims at restoring the level of
mobility we had back in 1984. While the costto build new
facilities is $56 billion, the Plan emphasizes demand-
management measures — such as ridesharing, greater
use of transit, alternative work hours -- that reduce both
vehicle trips and vehicle miles traveled. The mix of
measures we use to reach our mobility goals will affect
our air quality future.

3. WiIii the region try to achleve a balance of jobs
and housing in subregions, so that commute
distances can be shortened?

The Regional Growth Management Plan presents the
population, housing, and job forecasts for the year 2010.
A key choice involves distributing the growth so that jobs
and housing are near each other. The plan assumes that
uncoordinated local growth-control efforts would cause
an unproductive redistribution of regional totals. The
Growth Management Plan’s distribution of new growth is
designed to achieve Job/Housing balance in the region,
in order to improve mobility and air quality. Only a small
percentage of new housing (4.2%) and new jobs (9.5%)

wouid be impacted.

4. Will the region make a commitment to use
alternative sources of energy that are less hamtul
to air quality and the environment at large?

The 1988 Air Quality Management Plan aims at attaining
federal clean air standards by the year 2007. To make
signiticant progress toward this goal, in light of the
dramatic growth forecast for the region, tough control
measures are needed. In the altemative choices pre-
sented, the trade-offs between controls on stationary
sources, area sources, and mobile sources can occur
only if we committo using alternative sources of energy.
The choices for air quality improvement involve not only
the issues of demand management, but - even more
fundamentally -- the issues of fuel and power.

Many of SCAG's proposed Transportation, Land Use
and Energy Conservation Measures for the 1988 Air
Quality Management Plan (AQMP) were presented in
the 1979 and 1982 AQMPs as long-range study propos-
als. Today, every measure calls for specific commit-
ments within the near-term future.

Inthe past, the plans stopped short of actually charting a
course to attain the national clean air standards. Pro-
grams were proposed to improve the air quality, and, in
general, the focus rested on controls on major industries
and automobile tailpipe emissions. Today, the price of
clean air must include changes in how each resident
uses his or her automobile.

Relieving traftic congestion goes hand in hand with
improving air quality, and both issues are of critical
concern to local government. Local governments must
have a coordinated response to improve air quality in the
region.

Through this report, the region can debate its commit-
ment to demand management, job/housing balance, and
alternative energy sources. These measures provide
significant air quality and mobility benefits.

In broad terms, the AQMP has four components to
address: (1) stationary sources, (2) area sources, (3)
mobile sources, and {4) fuels. The measures in this
report primarily involve mobile sources, with some im-
pact on fuels.

The battle to attain clean air is the toughest challenge
facing this region. The components of the battie are
these: (1) In the next 20 years, Southern California will
see a population increase of tive million -- this is equiva-
lent to adding the population of the San Francisco Bay
area to this region. (2) This growth must be managed
from a regionwide perspective; a similar approach must
be made to cleaning the air, as well. (3) To attain clean air



and avoid gridlock, the region must reduce one-person
vehicle trips. (4) If we “orgive" emissions from any
poliution source, the pollution reduction must be squeezed
out of some other source. {5)Ultimately, achieving clean
air will depend on a major shift to alternative sources of

energy.
LINKAGES BETWEEN REGIONAL PLANS

The three regional plans that are directly linked to the
debate on the AQMP are:

o The Regional Mobility Plan;
o The Growth Management Plan;
0 The Regional Housing Needs Assessment (RHNA).

Ali of these plans are being updated on the same sched-
ule as this AQMP, and the unifying link between them is
the projected papulation growth for the region.

The Mobility, Growth and Housing Plans all bring specific
program actions to bear on this AQMP. These relation-
ships are brietly described below.

o REGIONAL MOBILITY PLAN: SCAG's Executive
Committee has endorsed a preferred strategy that calls
for:

- Demand Programs that would impact
80% of all work trips;

-- $57 billion of facility improvements; and

- Implementation of a Growth Management Pian.

o GROWTH MANAGEMENT PLAN: A total popula-
tion of 18.3 million is forecast for the SCAG region by
2010. Withinthe air basin, which includes the counties of
Los Angeles, Orange, and Riverside, and the non-desert
portion of San Bernardino County, the projected popula-
tion is 15.5 million. SCAG's Executive Committee has
endorsed a preferred alternative that calls for:

- 9.5% ofthe newjobsto be shiftedtc housing-rich
areas, and

-- 4.2% ofthe newhousing units to be shifted to the
job-rich areas.

0 REGIONAL HOUSING NEEDS ASSESSMENT PLAN:
The housing distribution goals fromthe preterred Growth
Management Altemative are presented as housing needs
projections for every city and county In the region. The
RHNA Plan establishes:

-- Legally binding five-year targets for all types of
housing needs, including low- and moderate-
Income, for each jurisdiction within the region.

OVERVIEW OF THE TRANSPORTATION, LAND USE
AND ENERGY CONSERVATION MEASURES

The measures have been divided into three groups:
Transportation, Land Use, and Energy Conservation.
There are 26 transportation measures, one major land-
use measure, and three energy conservation measures.
These measures are consistant with the proposals in the
Regional Mobility Plan and the Growth Management
Plan.

Each measure is described in terms of three Tiers of
action.

Tier | contains:

o Actions to be taken in the first five years, and
o Transportationimprovements which can be bullt
with funds available in the next 20 years.

These actions rely on technologies that are currently
available and on funds that are already committed.

Tier 1l contains:

o Actions to be taken from year 6 to 20, and
o Actions dependent upon additional funding or
new legislative authority.

Tier lll contains:

o Actlons tied to future technology.

MAJOR MEASURES

Although all the measures are important, seven groups
of measures stand out in their ability to offer significant
reductions:

o Alternate Work Schedules
o Mode Shift Strategies

o Goods Movement

o Freeway Improvements

o Ralil Electriflcation

o Electric Vehicles

o Growth Management

For the year 2010, these measures represent close to
95% of the total reductions for Reactive Organic Gases.



GROWTH MANAGEMENT

Why we need to manage growth --

the scope of the problem

A major cause of many of the region’s problems — from
astronomical housing prices to air pollution to freeway
congestion — is our rapid growth. In 1980, the US.
Census counted 11.6 million people living in this six-
county region. In 1984, the population was estimated at
12.4 million. The mostrecent (1988) population estimate
is 13.7 million. The region has grown by more than 2
million people in just eight years.

Projections for future growth show more of the same.
18.3 million people will live in the SCAG region in 2010.
(One in every 18 persons in the U.S. now lives in the
SCAG region; in just 22 years, it will be onein 15.)

The reasons for this growth are the excess of births over
deaths — natural increase — and migration into the
region. In any year this region has more births than
deaths, and 63% of our growth between 1980 and 2010
will be due to this factor.

People migrating here from other places will also boost
the population. While about 9 million people will leave
the region between 1980 and 2010, 11.4 million are
expected to arrive here from elsewhere (8.1 million from
other areas of the U.S., 3.3 million from other countries).

These figures arederived from SCAG s Draft Baseline Projec-
tion, which uses data from the year 1984 as its base, and cal-
culates what the region’s population and job picture will be in
2010 if the demographic and economic trends of the last ten
years continue. The projection reflects the influences of gov-
ernment policies in effect as of 1984, but does not assume any
new government controls affecting the trends in the region’s
demography, the economy, or the regional housing market.

Attempting to control our region’s population growth is
not feasible, but we can improve the quality of life for
everyone by seeing that the region’s distribution of housing
and employmentlessens the necessity for people tocom-
mutelong distances between homeand work. Presently,
there are high concentrations of jobs in areas such as the
Los Angeles Central Business District, the vicinity of Los
Angeles International Airport, and Orange County, but
housing in these areas is scarce or unaffordable to the
average worker. Housing is concentrated in theoutlying
counties — San Bernardino, Riverside, Ventura — where
shelteris moreaffordableand plentiful, but jobs arecom-
paratively few. The resultis that hundreds of thousands
of workers stream across the region each moming and
evening, clogging the freeways, burning vast quantities
of petroleum products that pollute the air, and spending
hours of what could be leisure time traveling long dis-
tances to and from their jobs.

What can be done?

A sensible approach to this problem was suggested as
long ago as 1926 by the members of the City Club of Los
Angeles, concerned even then about long-distance
commuting. Establish “garden cities”, they said, that
havea sensible balance of jobs and housing within them,
so that people can live close to where they work and
work close to where they live. More than half a century
later, that dream has not been realized, but the Growth
Management Plan, recently adopted by SCAG's Execu-
tive Committee, may bring its realization closer.

The Growth Management Plan aims at local govern-
ments' directing the locations of some future housing
and future employment to bring about a more beneficial
balance of jobs and shelter within subregionalareas. No
existing housing or employment would be affected, and
the Plan would affect only 4.2% of new homes and 9.5%
of new jobs — both redevelopment in economically dis-
advantaged areas as well as new construction — but the
benefits would be enormous in terms of preventing
further congestion of the freeways and restoring some of
the leisure time now sacrificed to commuting.

Among the measures that local governments can use to
attain job/housing balance targets: require mitigation
measures tobeborneby thedeveloper, if projects worsen
the jobs/housing balance in a subregion; establish local
and regional priorities for building the infrastructure
needed to support jobs/housing balance; locate new
major facilities that are job-inducing in job-poor subregions
and those that induce housing in subregions that are
housing-poor. Governments in Southern California now
subsidize and regulate growth through programs of
capital improvements, regulations, exactions and zon-
ing. Many of the actions proposed simply enhance the
currentsystem toincorporateregional jobs/housing bal-
ance actions.

The Plan can be carried out largely through existing
institutional and governmental structures, and some
state and regional agencies. It requires thatlocal govern-
ments modify current regulations and create or redirect
incentives to bring about a better balance of jobs and
housing.

The Growth Management Plan, by itself, cannot achieve
the visionand goalsintended for theregion. The Growth
Management Plan strategies need to be implemented in
coordination with the measures proposed in plans for
transportation, housing, air quality, etc., to assure con-
sistency in the proposed courses of actionand the attain-
ment of regional goals.



Transportation

The goal of the Regional Mobility Plan is to recapture and
retain the transportation mobility level of 1984, and the
Plan provides specific means for addressing the region’s
problems. Accomplishing the elements of the Plan will
require commitment from the region's elected officials
and a substantially more generous level of funding for
transportation improvements than is currently availabie.

The region’s primary mode of achieving mobility will
probably continue to be the automobile. The congestion
problem, already severe in cartain places and at certain
times, will become acute.

o Ourregion, which is now home to 13.7 million people,
faces significant growth. In the coming 22 years,
nearly five million additional people will five here. The
region’s highways and streets -- many of which have
already reached saturation leveis during peak com-
muting hours — will have to cope with the vehicles of
the new residents, as well as the increased freight
traffic to serve consumer needs.

o By 2010, daily trips and work commutes on the
region’s streets and freeways will increase by 42 per

cont:
MILLIONS OF 1984 2010
DAILY TRIPS 42  57.0

WORK COMMUTES 73 10.3

This means that for every 1,000 vehicles on the road
today, there will be 1,420 tomorrow.

Even if our streets and roadways could tolerate all these
vehicles, the region’s health cannot. The automobileis a
major contributor to the region’s air pollution problem -
the nation’s worst -- and the Air Quality Management
District and the State and Federal Governments are
pressuring the region to reduce its use.

Solutions to the problem will be expensive. To com-
pound matters, Caiifornia state law has placed severe
restrictions on the ability of local and state governments
to raise ihe additional revenues needed io respond to
these problems. Thus, the mobility problem requires not
only technical and technological solutions, but financial
solutions as well.

An overall Plan is essential. Only by following a compre-
hensive strategy, rather than reacting to crises with
piecemeal responses, can the region retain or improve
its mobility.

Four separate strategies that could solve the problem
were carefully examined by SCAG's Executive Commit-

tee of local elected officials. The first was a major
program for building new transportation facilities; the
second showed a heavy emphasis on demand manage-
ment; the third was built around an intense program of
system management; the fourth emphasized a balance
of jobs and housing within subregions to shorten com-
mutes. The Executive Committee concluded that the
best approach would combine all of these components.
The Preferred Strategy would do the following:

o Through a vigorous program of Transportation Sys-
tem Management to move traftic efficiently, the Pre-
ferred Strategy would use the existing system to the
maximum.

o Through a program of Transportation Demand Man-
agement, the Preferred Strategy would induce com-
muters to change work and commuting patterns.
Certain actions could reduce the number of trips
made; others would redistribute necessary trips through
the more efficient use of vehicles and by spreading
poeak commute-trips over more hours.

o Underthe Preferred Strategy, SCAG would work with
county and lacal govemments to encourage a better
balance of jobs and housing in subregional areas.
More people would live closer to where they work,
and cross-region commute trips would be reduced.

o Finally, the Preferred Strategy wouid add new facill-
ties to the existing transportation system, and give
emphasis to modes that carry more than one person:
transit and car pooling.

The Plan proposes a program of actions that would foster
each interacting component of this strategy. These are
divided into actions possible with present funding, and
those that require additional resources (these latter are
almost exclusively new construction projects and transit
facilities). The Plan provides policy guidance to regional,
county, and local entities, and suggests how private
sector groups can help meet the goals. Finally, there are
alternative suggestions for approaching the mobility is-
sue if strategic elements in the Plan cannot be achieved
to the degree assumed.

Specific actions recommended under this plan are:

TRANSPORTATION SYSTEM MANAGEMENT

0  Ramp metering and HOV by-pass fane programs.

0 Advanced signalization and coordination of key inter-
sections throughout the region.

o Programs of incident monitoring, control and re-
sponse.

Taken together, these are expected to eliminate up to
800,000 hours of delay daily from the transportation sys-
tern.



TrANSPORTATION DEMAND MANAGEMENT

(o)

O O oo

Eliminate 3 million daily work trips through work-at-home
and telecommuting.

Encourage wider use of alternative work schedules.
Increase ridesharing to 1,610,000 daily work-trips.
Increase transit usage to 1,400,000 daily work-trips.
Study the implementation of user charges for con-
gestion, peak period use, tolls, parking, fuel taxes,
and emissions fees.

TRANSIT DEVELOPMENT

0

Work with County commissions and operators to
implement all projects within the constrained pro-
gram. (RTD MOS-1 and MOS-2, Long Beach, Cen-
tury, Pasadena, Valley and Coast Light Rail links, and
Valley Metrorail extensions; and Orange County Tran-
sitway program.)

Identity and create new sources of funds needed to
complete the unconstrained program of transit devel-
opment.

Work to improve regional and long range planning for
transit through better coordination, funding, and de-
lineation of responsibilities.

HiGHWAY IMPROVEMENTS

]
0

(o]

Buiid 1251 lane-miles of HOV and transitway lanes.
Build 1846 lane-miles of additions to existing high-
ways.

Protect rights of way for future use.

ComuTER RaiL

o}

Study and impiement appropriate new commuter
services between Los Angeles and South Orange
County, Saugus, Ventura/Oxnard, and San Bemar-
dino, and between San Bemnardino/Riverside and
Orange County.

Aviamion

0

Increase capacity and safety of operations at existing
-air-carrier airports when environmental impacts can
be mitigated.
Plan for the creation of one or more new air-carrier
airports to reduce pressure on the existing system.
Each of the subregions should provide environmen-
tally acceptable capacity within its own market area
to serve local short-haul demand.
Provide appropriate access to the region’s commer-
cial airports to meet demand and mitigate local Im-
pacts.

Gooos MOVEMENT

Q
o]

0

Encourage increased use of intermodal services.
Examine trucking and its impact on the economy of
the region.

Explore alternate peak-hour routes and schedules
for trucking operations.

Coordinate local regulations to improve trucking access
and through movement.

PoRTs anp MARMIME
o Improve physical access by truck and by rail to Los
Angeles, Long Beach ang Port Hueneme.

FINANCIAL STRATEGIES FOR MOBILITY:
HOW CAN WE AFFORD IT?

The actions listed above will require $56 biilion, but the
available resources will provide oniy $20 biilion. While
the Mobility Plan is expensive, it is important to remem-
ber that the costs of losing mobility are far greater.

Today, in the six-county region, congestion costs $27
milllon daily. By the year 2010, the daily cost could be
more than $219 million. The following measures are
necessary to meet the $36 billion shortfall:

(1) The highway shortfall of $4.9 billion could be met
by a State gas tax, or a regional gas tax, or local sales
taxes, or the addition of tolls during the peak periods in
selected highways in each county, or any combination of
these. All should be considered user fees gxcept the
local sales tax.

(2) The transit capital shontfall is $31 billion and is ap-
proximately 43% user-based, 37% taxation-based, and
20% value-capture. A gastax increase, plus an increase
in parking fees at employment centers, pius local sales
taxes and benefit assessments, would be needed to
generate the necessary funding.

(3) The capital cost of the demand-management pro-
gram is $50 million and it could be totally made up
through user charges on selected facilities, or raised
through the partial elimination of employer-provided and
subsidized parking and substitution of demand manage-
ment services such as express commuter buses, park-
and-ride facilities, and shuttle services.

(4) The operating and maintenance shortfall of the de-
mand-management program totals $404 million and wiil
be made up partially from parking fees or a farebox in-
crease.

(5) TheGann limit on transportation funds must be re-
moved.

(6) Gasoline taxes will need to be Increased by at
least 7 cents per gallon.

Financing is a critical aspect of plan implementation.
Present tunding is inadequate, and it must be stated that
the entire plan is built on a series of actions requiring
strong leadership to bring out the necessary support. A
shortfall in any of the areas will put added burden on the
others to help meet the overall goals, and possibly force
a revision of plans if the deficiency is too great.
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_de 'Area Turf Wars Stymie
Attempts at Regional Planning

i == By Frank Viviano =
;' Chronicle Staff Writer

¢ Regional solutions to the
problems that plague all Bay
‘Area residents must run a gant-
let of elected officials whose pa-
rochial interests - help - keep
them in office. -

In a political world where “lo-
cal control” is the driving force,
hundreds of mayors, city council
.members and county supervisors
-continue to plan and legislate as if
‘the Bay Area's six million residents

live and work in a collection of un- -

:related small towns.

“It's a risky thing, endorsing re-
‘gional government,” says Contra
‘Costa County Supervisor Tom Pow-
€rs, one of the few Bay Area politi-
cians who has taken the risk.

- “Regionalism conflicts with the
whole idea of turf — the conven-

tional politician’s notion that ‘this is .

-

5T CHRaNICLE.

my territory and I have to take care.
of it,’” Powers says.

“That's so ingrained in local of- _
ficials that they can't face up to the
fact that all the turfs are now inter-
connected. Turfism makes it hard
to look beyond the next local hear-
ing to a broader vision of what

Second of two parts on a
‘new spirit of regionalism
in the Bay Area.

needs to be done. It's a conditioned
reflex.”

Revan Tranter, executive di-
rector of the Association of Bay Ar-
ea Governments, refers to this re-

-flex as the “nimey syndrome.”

Niineys, he says, are the official
counterparts to “nimbys” — the ac-
ronym for “not in my back yard,”

new bousing and transportation im--
. provements if they bring changes to

their own communities. Nimeys pri-

vately concede that change is neces- -

sary, but “not in my election year.”

To make matters more diffi- -

cult, Tranter says, “it is always
somebody’s bloody election year.”

Bay Area Council President An-

" gelo Siracusa, agrees that local offi-

cialdom “is the first obstacle” to
achieving regional cooperation.
“Whether we — or even the offi-
cials themselves — like to admit it,

. local government is where the ac-

tion is now. And that's where they
want to keepit.” . < :

A poll of local officials conduct.
. ed by the Association of Bay Area

Governments at its October 1988
general assembly confirms Siracu-
sa's view. An overwhelming majori-

which refers to voters who oppose ty of those queried by ABAG strong-
laws or zoning revisions mandating Page A4Col. 1
N < |
. ' k4
THXS . 2-9-89
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